
RESOLUTION NO. 78-63 

A RESOLUTION O F  THE CITY O F  LODI ADOPTING THE 
GENERAL PLAN HOUSING ELEMENT 

WHEREAS, the  City of Lodi is r e q u i r e d  t o  adopt a Housing 
Element t o  its General Plan as requ i red  by Section 65302(c)  of 
the Government  Code of the State of C i l i f o r n i a ;  and 

WHEREAS, public hea r ings  w e r e  held before  the ,Lodi City 
P lann ing  C o m m i s s i o n  and the Lodi City Council  at which time the  
m a t t e r  was  d i s c u s s e d  and ample  opportunity given for public 
c o m m e n t  and d i scuss ion ;  and 

WHEREAS, it is the opinion of the Lodi City Council tha t  the  
San Joaquin  County Council  of Governments  Phase I1 Housing 
E l e m e n t  as adopted July 23, 1974 toge the r  with the San Joaquin 
County Council  of Governments  Evaluat ive  Policies f o r  Housing 
D i s p e r s m e n t ,  are p r o p e r  and sui table  f o r  guiding the  fu tu re  
development  of housing and f o r  making adequate provis ion for the 
housing needs  of all economic  segments  of the communi ty ;  

NOW, THEREFORE,  BE IT RESOLVED that  the City of Lod i  
does  he reby  adopt by r e f e r e n c e  the SAN JOAQUIN COUNTY COUNCIL 
O F  GOVERNMENTS PHASE I1 HOUSING ELEMENT as adopted 
July 23,  1974 toge the r  with the  SAN JOAQUIN COUNTY COUNCIL O F  
GOVERNMENTS EVALUATIVE P O L I C E S  FOR HOUSING DISPERS- 
MENT, dated  as adopted August 27, 
f o r  the Ci ty  of Lod i ' s  G e n e r a l  Plan; 

1974 as the  Housing Element 

AND B E  IT FURTHER RESOLVED that the  foregoing documents 
be used ,  toge the r  with all o t h e r  exis t ing  General Plan E l e m e n t s  t o  
guide housing development  within the City until s u c h  time as a r e v i s e d  
o r  amended  Housing E l e m e n t  is adopted by th is  Legis la t ive  Body, 

Dated:  June 21, 1978 

I hereby c e r t i f T t h a t  Resolution No.  78-63 was  p a s s e d  and 
adopted by the City Council  of the City of Lodi  in a r e g u l a r  
mee t ing  held June 2 1, 

Ayes : Councilmen - Hughes, Katnich,  Katzakian,  M c C a r t y  

Noes:  Councilmen - None 

1978 by the following vote: 

and Pinke r ton  

CITY CLERK 
78-63 
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August 29,  1 9 7 4  

M r .  Mark O l i v e r ,  Chairman 
San Joaquin County 
Council of Governments 
1850 E a s t  Hazelton 
Stock t o n ,  C a l i f o r n i a  9 52 0 5 

D e a r  M I .  Ol iver :  

The 1973-74 work program of t h e  San Joaquin County Council 
of  Governments s tates t h a t  an a f f i rma t ive  housing plan w i l l  
be developed as p a r t  of its Phase I1 Housing Element.  The 
i n t e n t  of t h e  p lan  i s  t o  equ i t ab ly  d i s t r i b u t e  housing f o r  
l o w  and moderate income households throughout t h e  county. 
In  l i e u  of a mathematical formula t o  accomplish t h i s  end, 
the  document submitted he re in  proposes t h a t  housing and 
housing related p r o j e c t s  submitted t o  the  Council of Govern- 
ments f o r  review and comment under i t s  A-95 procedure be 
evalua ted  on t h e  b a s i s  of po l i cy  cons idera t ions  which 
address  t h e  needs of low-income res iden t s .  

I n  f i n a l i z i n g  t h e  Evaluat ive P o l i c i e s  f o r  Housing Disperse- 
ment, I wish t o  express  my g r a t i t u d e  t o  t h e  Housing Task 
Force - Workable Program C o m m i t t e e  who provided considerable  
inpu t  i n  t h e  p repara t ion  and refinement of t h i s  repor t .  

S incere ly ,  
/--l f- 

PETER D. VERDOORN 
Executive Director 

PDV:vg 



EVALUATIVE POLICIES FOR 
HOUSING DISPERSEMENT 

The preparation of this report w a s  financed in part through a 
comprehensive planning grant from the Department of Housing 
and Urban Development, under the provisions of Section 701 of 
the Housing Act of 1954, as amended, and through the auspices 
of the Council on Intergovernmental Relations, State of 
California. 



RESOLUTION 
SAN JOA3UIN COUNTY COUNCIL OF GOVERNMENTS 

R-75-13 

RESOLUTION ADOPTING THE SAN JOAQUIN COUNTY COUNCIL OF GOVERNMENTS 
EVALUATIVE POLICIES FOR HOUSING DISPERSEMENT. 

WHEREAS t h e  San Joaquin County Counci l  of  Governments has  been 
charged wi th  t h e  r e s p o n s i b i l i t y  o f  developing a Housing Element t o  t h e  
General  Plan i n c l u d i n g  a Housing A l l o c a t i o n  P lan  f o r  l o w  and moderate 
income housing,  and 

WHEREAS, i t  w a s  determined t h a t  an a l locat ion p l a n  f o r  low and 
moderate income housing would be impractical and unworkable i n  San 
Joaquin  County, and 

ment w a s  deemed to be more workable and more i n  keeping wi th  t h e  
r e s p o n s i b i l i t i e s  and a u t h o r i t y  of t h e  Council  o f  Governments, and 

WHEREAS, a series of Eva lua t ive  P o l i c i e s  for Housing Disperse- 

WHEREAS, such p o l i c i e s  would s u b s t a n t i a l l y  a i d  t h e  C o u n c i l  i n  
e v a l u a t i n g  housing p roposa l s  t o  assu re  t h e  development of a broad  range 
of housing o p p o r t u n i t i e s  for  l o w  and medium income families. 

of Governments does hereby adopt  t h e  Evaluative Policies for Housing 
Dispersement. 

NOW THEREFORE BE I T  RFSOLVED that t h e  San Joaquin County C o u n c i l  

PASSED AND AWPTED t h i s  27th  day of August, 1974 by the fo l lowing  
vote of the San Joaquin County C o u n c i l  o f  Governments, t o  w i t :  

AYES : Polhemus, Escalon; Hanson, Tracy;  S c h a f f e r ,  Lod i ;  and Ol ive r ,  
Manteca 

NOES : None 

ABSENT: S tock ton ,  S a n  Joaquin  C o u n t y ,  and Ripon 

MARK OLIVER, Chairman 

Executive Director 



EVALUATIVE P O L I C I E S  FOR HOUSING DISPERSEMENT 

INTRODUCTION 

The Phase I1 Housing E l e m e n t  of t h e  San Joaquin County Council 
of Governments revea l s  t h a t  while new housing i s  being produced 
f o r  upper and middle income households, very l i t t l e  i s  being 
produced, e i t h e r  new or r ehab i l i t a t ed ,  f o r  those whose circum- 
stances r e s u l t  i n  l imi ted  income. Consequently, t h i s  group has  
no o ther  choice bu t  t o  l i v e  i n  u n i t s  which are  o f ten  de te r io ra ted ,  
too  small f o r  t h e i r  needs, or otherwise inadequate. Additionally,  
disadvantaged households tend t o  be housed i n  neighborhoods 
character ized  by socio-economic decl ine .  

Local housing goals  address themselves t o  achieving s a f e  and 
adequate housing i n  a v a r i e t y  of types and locat ion f o r  a l l  
households regardless  of income l e v e l .  In  order t o  achieve t h i s  
goa l ,  the Council of Governments must develop p o l i c i e s  which w i l l  
promote a broad range of housing oppor tuni t ies  f o r  disadvantaged 
households. 

PURPOSE 

The  purpose of t h i s  presenta t ion  is t o  provide pol icy  guidel ines 
t o  t h e  Council of Governments i n  i ts  review of funding appl ica t ions  
f o r  housing developments and r e l a t ed  p ro j ec t s .  Generally, these  
po l i cy  guidel ines  can be categorized i n t o  t h r ee  major types: 
those deal ing  with meeting s o c i a l  concern, those deal ing  with land 
development concerns, and those deal ing  with environmental- aesthetic 
concerns. A secondary purpose of t h i s  r epor t  is t o  insure  con- 
s i s t ency  with HUD s i t e  s e l ec t i on  c r i t e r i a  f o r  a s s i s t e d  housing. 
T h i s  w i l l  enable l o c a l  j u r i s d i c t i o n s  t o  receive higher  funding 
p r i o r i t y  f o r  f ede ra l  housing, water and s e w e r ,  &d other  community 
development programs. 



2 .  

S o c i a l  P o l i c y  Concerns 

.Assisted housing proposa ls  should  be eva lua t ed  on t h e  
basis o f  meeting t h e  need f o r  housing a s s i s t a n c e ,  f o r  
bo th  ren te r  and owner households ,  on a planning area 
by p lanning  a r e a  basis. (See Appendix A f o r  methodology.) 
W i t h  the  except ion  of housing f o r  t he  e l d e r l y ,  the d i s-  
ab led ,  and s p e c i a l  housing needs groups ,  assisted housing 
should  be developed so t h a t  it w i l l  no t  concen t r a t e  lower 
income persons  and f a m i l i e s  w i t h i n  a s i n g l e  p r o j e c t  or 
a r e a .  

. P r i o r i t y  should  be given t o  developments t h a t  i nc lude  bo th  
s u b s i d i z e d  and r e g u l a r  market rate housing w i t h i n  a s i n g l e  
planned r e s i d e n t i a l  a r e a .  

.The  p o t e n t i a l  for i n c r e a s i n g  housing o p p o r t u n i t i e s  for 
lower income persons  should  be eva lua t ed  a s  p a r t  of t h e  
d i s c u s s i o n  concerning t h e  development approval  process  
f o r  a l l  FHA housing proposa ls .  

.Proposals  should  be examined on t h e  basis of t h e  extent  
t o  w h i c h  t h e y  u t i l i z e  applicable Fede ra l ,  S t a t e  and l o c a l  
programs t o  reduce development c o s t s  t o  house disadvantaged 
households .  

.Predominantly r e s i d e n t i a l  renewal programs should  avoid  
permanent displacements  of  r e s i d e n t s  and neighborhood 
bus ines ses  and p re se rve  community i d e n t i t y .  

.Re loca t ion  assistance should  be provided by the  S t a t e ,  the 
County, and t h e  C i t i e s  t o  f a m i l i e s  and i n d i v i d u a l s  who are 
d i s p l a c e d .  



Land Development P o l i c y  Concerns 

.Housing p r o j e c t s  should  be eva lua t ed  on t h e  b a s i s  of 
t h e  e x t e n t  t o  which t h e y  are c o n s i s t e n t  w i t h ,  or con- 
t r i b u t e  t o ,  t h e  f u l f i l l m e n t  of comprehensive p l ans .  

.Ass i s t ed  housing should  n o t  be  developed i n  b u f f e r  
l o c a t i o n s ,  i n  h i g h  n o i s e  a r e a s ,  i n  a r e a s  of u n a t t r a c t i v e  
o r  mixed l and  uses ,  o r  i n  a r e a s  tha t  are not  adequa te ly  
s e r v i c e d  w i t h  t h e  f u l l  range of urban s e r v i c e s  un le s s  a 
concer ted  e f f o r t  is made t o  b r i n g  t h e  a r e a  up t o  
a c c e p t a b l e  s t a n d a r d s .  

. P r i o r i t y  should  be a s s igned  t o  p r o j e c t s  which are 
a c c e s s i b l e  t o  a r e a s  which have an adequate  range o f  
s e r v i c e s  and f a c i l i t i e s  and would, t h e r e f o r e ,  maximize 
sound and e f f i c i e n f  investment i n  p u b l i c  improvements. 

.Major streets and highways should be  planned and located 
so a s  no t  t o  f r a c t i o n a l i z e  neighborhoods 

.Ass i s t ed  housing should  be l o c a t e d  i n  a r e a s  t h a t  are 
accessible t o  employment, shopping and recreational 
f a c i l i t i e s  and away from a r e a s  economically impacted 
w i t h  hous ing  f o r  low income r e s i d e n t s .  

.The l o c a t i o n  and s t a g i n g  of c a p i t a l  improvement p r o j e c t s  
should  be c o n s i s t e n t  w i t h  l o c a l  housing p o l i c i e s  and goa l s .  

.Redevelopment p roposa ls  should  be synchronized w i t h  local 
c a p i t a l  improvement programs t o  g a i n  m a x i m u m  b e n e f i t  
from any c a p i t a l  improvement p r o j e c t .  



4 .  

Environmental-Aesthetic P o l i c y  Concerns 

. A g r i c u l t u r a l  l and  and o t h e r  open space should be 
preserved  and n a t u r a l  features and resources  w i l l  be 
conserved f o r  the a e s t h e t i c  and economic b e n e f i t  of  
t h e  community. 

.The e x t e n t  t o  which t h e  p r o j e c t  s i g n i f i c a n t l y  a f f e c t s  
t h e  environment should  be considered f o r  a l l  housing 
proposa ls .  

. A l l  housing should  adhere  t o  t h e  best pract ical  des ign ,  
s i t e  p lanning  and c o n s t r u c t i o n  s t anda rds .  

.Townhouses, duplexes ,  garden apar tments ,  and scattered 
s i t e  s i n g l e  family homes should be used f o r  fami ly  
a s s i s t e d  housing.  Mul t i- s to ry  dwel l ings  f o r  f a m i l i e s  
w i t h  c h i l d r e n  shou ld  be discouraged.  

. Environmental proplems such  as f lood ing  and s o i l  
i n s t a b i l i t y  w i l l  be cons idered  and hazards  mitigated 
prior t o  l o c a t i o n  of any housing.  



5. 

S p e c i f i c  Recommendations 

1. The Housing Task Force  should be  t h e  c i t i z e n  review 
body t o  the COG for  a l l  housing related proposa ls .  
Such review w i l l  cons ide r  t h e  p r o j e c t s  c o n t r i b u t i o n  
t o  l o c a l  housing g o a l s ,  p a r t i c u l a r l y  as t h e y  relate 
t o  t h e  p r o v i s i o n  of housing f o r  low and moderate 
income f a m i l i e s .  

2 .  The Housing Task Force  should  prov ide  a s s i s t a n c e  t o  
deve lopers  t o  enab le  them t o  i n c o r p o r a t e  assisted 
housing u n i t s  i n t o  t h e i r  p r o j e c t ,  e s p e c i a l l y  i n  
t h o s e  p lanning  areas where t h e  need for assisted 
hous ing  has  n o t  been m e t .  



APPENDIX A: HOUSING NEED 
DETERMINATION 



6. 

HOUSING NEED DETERMINATION 

Methodoloqv: I n  e s t i m a t i n g  t h e  number of households needing 
some form of housing a s s i s t a n c e  f o r  each p lanning  area, 
it was necessary  t o  determine:  1) The t o t a l  number o f  
r e n t e r s  which would be e l i g i b l e  f o r  a s s i s t a n c e  on t h e  
basis o f  t h e i r  annual  incomes and which would r e a l i z e  
an economic advantage i n  r e n t i n g  s u b s i d i z e d  housing,  
and 2 )  The need f o r  some form of  housing a s s i s t a n c e  f o r  
homeowners. 

I n  d e r i v i n g  t h e  needs o f  r en t e r s ,  income d a t a  was f r o m  
t h e  census compared t o  1969 S e c t i o n  235-236 income l i m i t s  
by fami ly  s i z e  f o r  San Joaquin County. The s u b s i d y  
programs set r e n t a l  r a t e s  a t  25% of monthly income and 
i n  a c t u a l i t y  a household moving i n t o  s u b s i d i z e d  housing 
may expect t o  pay a t  l e a s t  25% of income f o r  r e n t .  Out 
o f  t h e  t o t a l  number o f  f a m i l i e s  which q u a l i f i e d  f o r  
s u b s i d i e s  on t h e  basis o f  income, t h e r e  w e r e  t h o s e  which 
a c t u a l l y  w e r e  spending less than  25% of income f o r  r e n t .  
These households would r e a l i z e  no economic advantage i n  
r e n t i n g  s u b s i d i z e d  housing s i n c e  t o  do so would a c t u a l l y  
i n c r e a s e  t h e i r  housing expense. This  number must, t hen .  
be s u b t r a c t e d  from t h e  t o t a l  number e l i g i b l e  f o r  housing 
subs idy  i n  o r d e r  t o  a r r i v e  a t  t h e  number o f  e l i g i b l e  
households spending more t h a n  25% o f  income on r e n t  and 
who can assume t o  need s u b s i d i z e d  housing ( s i n c e  t h e y  
could improve the i r  economic s i t u a t i o n  by  r e n t i n g  sub-  
s id ized  hous ing ) .  There may, i n  f ac t ,  be f a m i l i e s  
spending less t h a n  25% of t h e i r  income f o r  r e n t  b u t  
l i v i n g  i n  subs tandard  housing.  Consequently, the needs 
computation f o r  r e n t e r s  r e p r e s e n t s  a minimum number of 
f a m i l i e s  needing some form of housing a s s i s t a n c e .  

T h e  e x t e n t  t o  which homeowners exper ienced burdensome 
housing expenses w a s  more d i f f i c u l t  t o  de te rmine  t h a n  
t h a t  f o r  r e n t e r s  because t h e  c o s t s  of  homeownership are 
more complex. Such f a c t o r s  a s  mortgage i n t e r e s t  rate,  
l e n g t h  of ownership and o r i g i n a l  purchase p r i c e ,  
maintenance expenses ,  q u a l i t y  and l o c a t i o n  o f  t h e  home, 
and b e n e f i t s  from p r o p e r t y  t a x  and i n t e r e s t  deduc t ions  
a l l  i n f l u e n c e  homeownership c o s t s .  Neve r the l e s s ,  an 
estimate of t h e  number of homeowners burdened by housing 
expenses w a s  made which recognizes  v a r i a t i o n s  i n  a c t u a l  
housing expend i tu re s .  This  estimate w a s  based on budget 
c a l c u l a t i o n s  by household s i z e  by t h e  Bureau of Labor 
S t a t i s t i c s .  



/- 
I 
\ 

T o t a l  
27,573 

17,655 

4.027 

1,755 

1,889 

639 

449 

463 

364 

151 

181 

i 

? 

% T o t a l  Need 
100.0 

64.0 

14.6 

6.4 

6.9 

2.3 

1.6 

1.7 

1.3 

0.5 

0.7 

1 .  

The Bureau o f  Labor S t a t i s t i c s  ana lyzes  c o s t s  o f  l i v i n g  and 
p u b l i s h e s  e s t i m a t e s  of the budgets  necessary  f o r  main ta in ing  
va r ious  " s t anda rds  o f  l i v i n g . "  These budgets  va ry  by 
household s i ze  and composit ion.  
ma in t a in ing  the lowest  l e v e l  of  l i v i n g  for d i f f e r e n t  house- 
ho ld  s i z e s  was u t i l i z e d  i n  the e s t i m a t e .  For the purpose 
o f  th is  e s t i m a t e ,  it was assumed t h a t  a homeowner whose income 
is  less than  an amount equa l  t o  the Bureau o f  Labor S t a t i s t i c s  
low budget minus hous ing  expenses,  was cons idered  t o o  poor 
t o  main ta in  h i s  home even i f  the mortgage is pa id  o f f .  

T h e  r e s u l t i n g  computations from these procedures  a r e  
summarized below: 

The budgets  necessary  for 

TABLE 1: NEED DETERMINATION 
FOR ASSISTED HOUSING 

Area 
S. J. County (To ta l )  

Stockton 

Lodi 

Tracy 

Manteca 

Escalon 

Ripon 

Lockeford-Clements 

L inden- Peters  

Thornton 

S .  De l t a  

e n t e r  
7,777 

1,761 

2,720 

1,061 

1,011 

358 

235 

209 

187 

103 

132 

Need 
Homeowner 

9.796 

5.894 

1.307 

6 94 

878 

281 

2 14 

2 54 

117 

48 

49 



8. 

U s e  of t h e  Needs Table 

Table 1 revea l s  t h a t  of t h e  27,000 households which needed 
some form of housing a s s i s t a n c e  i n  1970, 64% w e r e  located 
i n  t h e  Stockton Planning A r e a .  What t h i s  provides i s  a gauge 
of whether or not ind iv idua l  planning a reas  a r e  meeting t h e i r  
need f o r  a s s i s t e d  housing. I f ,  over a period of t i m e ,  95% of 
a l l  funds f o r  a s s i s t e d  housing programs and related p r o j e c t s  
a r e  confined t o  t h e  Stockton Planning A r e a ,  then t h e  o the r  
planning areas c l e a r l y  are not  meeting t h e i r  r e s p o n s i b i l i t i e s .  
A-95 p r o j e c t  review by t h e  Council of Governments should t a k e  
t h i s  i n t o  cons idera t ion .  COG should comment on t h e  lack  of 
a s s i s t e d  housing i n  proposals  submitted f o r  t h e i r  review i n  
t h e s e  o t h e r  planning a r e a s  and provide t e c h n i c a l  a s s i s t a n c e  
t o  developers and t o  local  governments i n  t h e i r  e f f o r t s  t o  
incorpora te  a s s i s t e d  housing and related p r o j e c t s  i n  t h e i r  
p lans .  

I n  t h e i r  review of proposals, COG should a l s o  comment on 
whether r e s p o n s i b i l i t i e s  f o r  assisted housing are being assumed 
equ i t ab ly  by t h e  C i t y  and t h e  County wi th in  planning a reas  with 
major urban cen te r s .  For example, i f  the Ci ty  of Stockton, over 
a per iod  of years  provided 95% of t h e  funding f o r  assisted 
housing programs and r e l a t e d  p r o j e c t s  while  only 71% of t h e  
need w a s  located w i t h i n  the C i t y  l i m i t s ,  then  t h e  County should 
reassess i t s  funding con t r ibu t ion  i n  providing f o r  t h e  housing 
needs of lower income r e s i d e n t s  i n  t h e  contiguous b u i l t  up 
f r i n g e  area of t h e  C i t y  and i n  t h e  r u r a l  centers  of the  Stockton 
planning a rea .  For planning areas wi th  major urban cen te r s ,  
t h e  incorporated-unincorporated needs d i s t r i b u t i o n  is as follows : 

--- 

Planning 
Area 

S tockton 

Lodi 

Tracy 

Manteca 

TABLE 2: NEEDS DETERMINATION FOR PLANNING 
AREAS WITH MAJOR URBAN CENTERS 

T o t a l  
No. % 

17, 655 100.0 

4,027 100.0 

1,7 55 100.0 

1,889 100.0 

Incorporated 
N o .  % 

!2. 606 71.4 

3, 310 82 -2 

1,267 72.2 

1,092 51.8 

Unincorporated 
NO. % 

5,049 28.6 

7 17 17.8 

4 88 27.8 

797 42.2 
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-1 S A N  J O A Q U l N  C O U N T Y  C O U N C I L  OF G O V E R N M E N T S  

1850 EAST HAZELTON AVENUE 
STOC<TON. CAl iFORNIA 95205 
TELEPHONE (2091 9 4 4 - 2 5 8 5  

August 1974 

M r .  Mark Oliver ,  Chairman 
San Joaquin County 
Council of Governments 
1050 East Hazelton Avenue 
S tockton , Cal i fo rn ia  95 205 

Dear M r .  Oliver: 

The enclosed document is herewith submitted a s  t h e  Final  
Draf t  of t h e  Council of Governments' Phase I1 Housing 
Element of the General Plan. This document w i l l  provide 
a l l  l o c a l  j u r i s d i c t i o n s  
which t o  develop housing programs responsive t o  l o c a l  
needs. 

w i t h  a b a s i c  framework upon 

In  f i n a l i z i n g  t h i s  r epor t ,  I w i s h  t o  express my appreciat ion 
t o  t h e  c i t i z e n s  who gave their  time and t a l e n t s  i n  the 
prepara t ion  of t h e  segments of t h e  document. Their con t r i-  
bution has  helped t o  make t h i s  a meaningful approach t o  
a l l e v i a t i n g  t h e  housing problems and needs i n  our area.  

RpsEectfully Subm+Hze& 

PETER D. VERDOORN, 
Executive Director  

PDV : eeb 

Enclosure 

I 

9 C O U N T Y  OF S A N  J O A Q U I N  C I T I E S  OF  S T O C K T O N .  LODI.  T R A C Y ,  M A N T E C A ,  ESCALON, RIPON 
I 



RESOLUTION 
SAN JOAQUIN COUNTY COUNCIL OF GOVERNMENTS 

R-75-05 

RESOLUTION ADOPTING THE SAN JOAQUIN COUNTY COUNCIL OF GOVERNMENTS 
PWLSE I1 HOUSING ELEMENT HOUSING ACTION PLAN. 

WHEREAS, the San Joaquin County Counci l  of Governments has  
been acu te ly  aware of a d e f i n i t e  need for adequate and decent 
housing throughout San Joaquin County, and 

WHEREAS, the COG i n  its 1973-74 f iscal  year work program 
d id  undertake t o  study the magnitude of the problem and the major 
obstacles and constra ints  t o  overcoming the problem, and 

WHEREAS. t h e  COG d id  formulate a Housing Action Program 
which suggests policies or changes i n  policies which address 
c u r r e n t  housing i l ls and pos s ib l e  ac t i ons  w h i c h  should be inves t-  
igated  by local governments t o  determine f e a s i b i l i t y  f o r  imple- 
mentation. , 

NOW THEREFORE BE IT  RESOLVED that  the San Joaquin County 
Council of Governments does hereby go on record a s  adopting the 
Phase I1 Housing Element  Housing Action Program. 

PASSED AND ADOPTED th i s  23rd day of July 1974 by the following 
vote t o  w i t :  

AYES : Supervisor Parises, San Joaquin Co.; Councilmen Hanson, 
Tracy:  Polhemus, Escalon: Schaffer ,  Lodi: Bott, Stocktons 
and Ol ive r ,  Manteca. 

NOES : None 

ABSENT: Ripon 

OLIVER, Chai 

P e t e r  D. Verdoorn 
Executive Director 

I 

i 



INTRODUCTION 

The Housing Element of  the San Joaquin County Council  o f  
Governments i s  in tended  t o  s a t i s f y  b o t h  Federa l  and S t a t e  
requirements  f o r  l o c a l  housing planning.  The Federa l  Housing 
A c t  o f  1968 r e q u i r e s  agenc ies  r e c e i v i n g  Comprehensive Planning 
Ass i s t ance  t o  i nc lude  a Housing Element i n  t h e  General  Plan 
adopted by each l o c a l  u n i t  o f  government. T h i s  requirement 
ex tends  t o  r e g i o n a l  agenc ies  a s  w e l l  a s  t o  c i t i e s  and c o u n t i e s .  
S i m i l a r l y ,  s e c t i o n  65302 of t h e  C a l i f o r n i a  Government Code 
requires a Housing Element a s  p a r t  o f  c i t y ,  county,  and 
r e g i o n a l  gene ra l  p l ans .  

Much of t h e  r e s p o n s i b i l i t y  f o r  fo rmula t ing  and implementing 
housing programs rests w i t h  l o c a l  governments. T h e  r e g i o n a l  
agency can a s s i s t .  review, and coo rd ina t e  the programs o f  
l o c a l  j u r i s d i c t i o n s ,  b u t  it should n o t  supp lan t  l o c a l  e f f o r t s .  

T h e  Housing Element of the San Joaquin County Council  of  
Governments w i l l  p rov ide  a framework for housing programming 
t o  commissions and governmental agenc ies  w i t h i n  t h e  housing 
market a r e a ,  i . e . ,  San Joaquin County. A primary o b j e c t i v e  
o f  t h i s  e f f o r t  is t o  evolve  a f e a s i b l e  and p r a c t i c a l  a c t i o n  
program which can be pursued by  bo th  the p u b l i c  and p r i v a t e  
s e c t o r s  t o  overcome some o f  the b a s i c  needs i n  San Joaquin 
county.  

T h e  Phase I Housing Element of the San Joaquin County C o u n c i l  
o f  Governments was i s sued  January  26, 1971. I t  provided a 
br ief  overview of housing problems, c o n d i t i o n s ,  and a c t i o n s  
c u r r e n t l y  underway, s p e c i f i e d  hous ing  g o a l s  and inc luded  a 
s t a t emen t  of  the r o l e  o f  the  Counci l  o f  Governments i n  housing.  
The Phase I1 Housing Element  con ta ined  h e r e i n  c a r r i e s  these 
i n t r o d u c t o r y  remarks i n t o  g r e a t e r  a n a l y s i s  and produces an 
a c t i o n  program designed t o  overcome perce ived  d e f i c i e n c i e s .  
The Phase I11 Housing Element w i l l  cons ide r  t h e  f e a s i b i l i t y  
and a p p l i c a b i l i t y  of  t h e  a c t i o n s  suggested i n  t h e  Phase I1 
r e p o r t  and w i l l  develop recommendations f o r  implementation.  

T h e  Phase I1 Housing Element, f o r  t h e  purpose of t h i s  p re sen ta-  
t i o n ,  i s  e s s e n t i a l l y  d iv ided  i n t o  three sec t ions :  1) a s e c t i o n  
concerning housing needs;  2 )  a s e c t i o n  d e s c r i b i n g  o b s t a c l e s  
and c o n s t r a i n t s  t o  e f f e c t i v e l y  meeting need: and 3)  an a c t i o n  
program designed t o  overcome observed problems and d e f i c i e n c i e s  



TABLE O F  CONTENTS 

P R I N C I P A L  F I N D I N G S  

HOUSING NEEDS 

C h a r a c t e r i s t i c s  of t he  R e s i d e n t  Popula t ion  

C h a r a c t e r i s t i c s  of the H o u s i n g  Stock 

H o u s  ing--Income R e l a t i o n s h i p s  

Pro jec t ions  of H o u s i n g  N e e d  

Special  H o u s i n g  N e e d s  

OBSTACLES AND CONSTRAINTS 

C o s t s  of Meeting the H o u s i n g  N e e d  

Social  and R e l a t e d  P r o b l e m s  

G o v e r n m e n t  R e l a t e d  C o n s t r a i n t s  

P u b l i c  F a c i l i t i e s :  Water ,  S e w e r  S t o r m  D r a i n a g e  

HOUSING ACTION PROGRAM 

APPENDIX:  T a b l e s ,  Maps, Figures 

Paqe 
1 

1 3  

1 5  

25 

33 

4 1  

5 1  

5 5  

5 7  

6 5  

85 

91  

95 

117  



< TABLES MAPS FIGURES ( 
Table 

Number 

1 
2 
3 
4 

Map 
Ma? 

5 
6 
7 

Map 
8 

9 

10 

Ma? 

11 
1 2  

13 
14 
15 

16 

1 7  
18 
19 
20 
2 1  
22 
2 3  

Map 

Map 

24 

25 
Map 
Map 
26 
27 
Map 
2 8  

29 
Fig 
30 
31 
32 
33 
34 
Fig 

35 

36 
37 
38 

POPULATION CHARACTERISTICS 
Population C h a r a c t e r i s t i c s ,  1960-1970 
Population D i s t r i bu t i on  of C i t i z e n s  Over 6 5  
Change i n  Number and S ize  of Households 
Median Family Income, 1969 
Median F a m i l y  Incomes B e l o w  $5,000 
Median Incomes B e l o w  County Median Income 
Changes i n  Median Family Income, 1959-1969 
Population B e l o w  Poverty L e v e l ,  1969 
Population BelW Poverty Level by census T r a c t ,  1%9 
Population with Incomes B e l o w  t h e  Poverty L e v e l  
Families with Incomes B e l o w  Poverty Level 
Families wi th  Incomes B e l o w  t he  Poverty Level  
Unrelated Ind iv idua l s  wi th  Incomes B e l o w  Poverty 

Persons 65 and over wi th  Incomes B e l o w  Poverty 
L e v e l ,  1969 

L e v e l ,  1969 

HOUSING CHARACTERIST I C S  
Housing Uni t s ,  1960-1970 
D i s t r i b u t i o n  and Ownership of Housing Stock, 
1960-1970 
Type of U n i t s  Added dur ing 1960’s 
u n i t s  i n  S t ruc tu r e  
Res iden t ia l  Bui lding P e r m i t s ,  1970-1973 
Res iden t ia l  Bui lding P e r m i t s  
Overcrowding by Census Tract .  1970 
Overcrowding R a t e s  Above t he  County Average 
Overcrowded and Severely Overcrowded U n i t s  
Vacancy R a t e ,  1960-1970 
Vacancy Rate by Census T r a c t ,  1970 
Occupied Housin-j U n i t s  by Number of Persons 
Condition of Housing in Selected Census T r a c t s  
Substandard Housing U n i t s  by Planning Areas, 1970 
D i s t r i bu t i on  of Year Round Housing Uni ts  by Age 

HOUSING-INCOME RELATIONSHIPS 
Di s t r i bu t i on  of Owner Occupied Housing Uni ts  

Median Home Values by Census T rac t ,  1970 
Median H o m e  Values i n  Relat ion t o  County Median 
Median Home Values Below t h e  County Median 
Changes i n  Values of H o m e s ,  1960-1970 
Median Contract  Rent by Census Tract ,  1970 
Contract  Rent Above t he  County Median 
Gross Rent a s  a Percentage of Income, 1970 

PROJECTIONS 
Planning Area Population Allocat ion 
Population Pro jec t ion  1970-1995 by Area 
Exis t ing  and New Households, 1960-1995 
Optimum Housing Needs, 1970-1995 
Current Housing Need, 1970-1975 
Long-Term Housing Need, 1975-1995 
Housing Uni ts  by Type, 1970-1995 
Housing Stock Pro jec t ion  1970-1995 

SPECIAL HOUSING NEED 
Need Determination for Housing Ass i s t ance  

SOCIAL CONSTRAINTS 
Years of School Years Completed, 1970 
Employment by Sex and Age 
Male and Female Workers by Weeks Worked, 1969 

by Value, 1970 

Page 
Number 

119 
120 
121  
1 2 2  
123 
124 
1 2 5  
126 
1 2 8  
129 
130 
131 

132 

133 

134 

135 
136 
137 
140 
141 
142 
143 
144 
145 
146 
147 
148 
14 9 
150 

154 
156 
157 
158 
159 
160 
161 
16 2 

165 
166 
167 
168 
170 
1 7 1  
172 
174 

175 

176 
177 
178 



SUMMARY 

I POPULATION CEARACTERISTICS 

Racial Distribution 

Total Population 
White 
Spanish 
Black 
Other 

290.208 100.0 
203;341 70.0 
52,260 18.1 
15,783 5.4 
16,804 6.5 

1ncor.e Characteristics 

Median Family Income $ 9.602 
All Families 73,264 100.0 
Families Below Poverty 8,179 11.2 
All Unrelated Individuals 28,461 100.0 
Unrelated Individuals Below Poverty 9,114 32.0 
All Households 92,372 lCO.O 
Households Below Poverty 12,@07 13.9 
All Persons 290,208 100.0 
Persons Below Poverty 40,576 14.0 
All Elderly Persons 29.676 100.0 
Elderly Persons Below Poverty 6,208 20.9 

I1 AOUSING CHARACTERISTICS 

Size of Household 

All Occupied Units 
1-3 Person Units 
4 Person Units 
5 Person Units 
6 or More Person Units 
Mean Household Sire 

Tenure 

All Occupied Units 
Owner Occupied 
Homeowner Vacancy Rate 
Renter Occupied 
Rental Vacancy Rate 

Overcrowding 

Overcrowded Units 
Spanish 
Black 
Severely Overcrowded Units 
Spanish 
Black 

Age of Units 

All Housing Units 
Less Than 10 Years Old 
10 - 20 Years Old 
20 - 30 Years Old 
Over 30 Years Old 
Medlai Age 

Type of Unit 

All Housing Units 
Singles 
Multiples 
2 Units 
3 - 4 Units 
5 or More Units 

Building Permits 1970 Thru 1973 

All Residential Units 
Single Family 
Multiple Family 

Condition 

All Units Surveyed 
Conservable 
Renewable 
Demolition 

92,372 100.0 
60,391 65.4 
14.440 15.6 
8;916 9.7 
8,625 9.3 

3.03 

92,372 100.0 
56,720 61.4 

0.8 
35,652 38.6 

5.9 

96,627 100.0 
25,270 26.2 
24.775 25.6 
17,662 18.3 
28,920 29.0 

19.3 

96,627 100.0 
69,710 86.4 

12,303 100.0 
5,966 46.5 
6,337 51.5 

32,128 100.0 
24.479 76.2 
5,677 17.7 
1,972 6.1 

J 



c 
I11 HOUSING-INCOME RELATIONSHIPS 

Value And Rent 

All Swcified Owner Occuoied Units 
Less 5han $10000 Value . 
$10000 - $20000 Value 
$20000 or More Value 
Median Value 

Median Contract Rent 

Gross Rent As A Percentage Of Income 

Specified Renter Unit6 With Less 
Than $5000 Income 

Paying 25% Or More 
$5000 - $9999 Income 
Paying 2 5 %  Or Mere 
$10000 Or More Income 
Paying 25% Or More 

1975 
1980 
1985 
1990 
1995 

Optimum Housing Need 1970 - 1995 
Total Additional Units Needed 
Population Increase 
Lass of Deteriorated Units 
Naintain Adequate Vacancy Rate 
Eliminate Overcrowding 

Housing Units By Type 

Housing Stock 1980 
Singles 
Multiples 
Housino Stock 1995 
single; 
Multiples 

V SPECIAL HOUSING NEED 

Need For Eousing Assistance 

All Households In Need 
Rental Households 
X m e m e r  Households 

VI SOCIAJ, CONSTRAINTS 

Years of School Completed 

All Adults 2 5  Years of Age and Over 
No Schoolinq 
4 Years or Less 
8 Years or Less 
High School Graduate 
College. Graduate 
Median School Years 

Participation In Lahor Force 

All Persons 16 Years of Age and Over 
In Labor Force 
Spanish Over 16 
In Labor Force 

48,259 100.0 
7,068 14.7 

26,343 53.6 
14,848 30.9 

$ 16,609 

$ 84 

15,682 100.0 
11.520 73.5 
ll,t23 1co.o 
6,491 58.9 
6,518 100.0 

83 1.3 

IV PROJECTIONS 

Population 

313,400 
339,000 
336,400 
392.400 
i17;500 

! 

82,C55 100.0 
53.452 65 .1  
21;385 26.1 
2,790 3.4 
4,428 5.4 

124,655 100.0 
92,133 73.9 
32,522 26.1 

157,233 100.0 
109,897 69.9 
47,336 30.1 

26,995 100.0 
17.777 65.9 
9,218 34.1 

158,211 100.0 
4.574 2.9 

13,600 8.6 
49.518 31.3 
78;230 49.4 
12,612 8.0 

J1.9 

202,796 100.0 
111,367 54.9 
31,656 100.0 
17.638 55.7 

1 

! 

Black Over 16 
In Labor Force 

~9;766 100.0 
4.467 45.7 i 



PRINCIPAL FINDINGS 

SECTION I :  HOUSING NEEDS 

CHARACTERISTICS OF THE RESIDENT POPULATION 

Population Increase (Pages 15 to 18) (Tables 1 and 2 )  

.During t h e  S ix t i e s ,  t h e  County's population increased 
by s ix teen  percent .  Population i n  the  S t a t e  increased 
by twenty-seven percent .  

.The white population ( inc luding Spanish) increased by 
fourteen percent .  

.The black population increased by t h i r t y- f ive  percent .  

.Other e thn i c  groups (Chinese, Japanese, F i l ip ino ,  
Indians and o thers )  increased by forty- four percent.  

.The Spanish population increased by Thirty-two percent.  

.The t h r ee  minority groups comprised t h i r t y  percent of 
t h e  population i n  1970, bu t  accounted f o r  ha l f  of t h e  
population growth of t he  S ix t ies .  

.The por t ion  of t h e  population which was over s ix ty- f ive  
years  o ld  increased s l i g h t l y  t o  j u s t  over t en  percent .  
The e l d e r l y  population increased by twenty-three percent 
over t h e  decade. 

.The near ly  e igh t  thousand famil ies  headed by women 
comprised a l i t t l e  more than t e n  percent  of a l l  fami l ies .  

Household Size (Pages 18 and 19) (Table 3 )  

.There was a not iceable  decrease i n  average household 
s i z e  i n  t h e  County during t he  Sixties.  Households tend 
t o  be l a r g e r  i n  t h e  r u r a l  a reas  and smaller i n  incorporated 
areas .  

i 
t -  

i 

.Household s i z e s  fo r  t he  minority population and fo r  
fami l i es  below the  poverty l e v e l  a r e  l a rge r  than f o r  
t h e  population as  a whole. 

-1- 



Income and Poverty Sta tus  (Pages 19 t o  24) (Tables 4 t o  10) 

.Median family income i n  1970 was $9,602. This represented 
a s ix ty- three  percent  increase  over t he  median income 
in  1960. 

.Within t he  County t h e  median family incomes of t he  
c i t ies  genera l ly  exceed those of t he  surrounding unincor- 
porated areas .  

.San Joaquin County has a subs t an t i a l l y  l a r g e r  percentage 
of i ts  ind iv idua l s  and famil ies  below the  poverty l e v e l  
than t h e  Statewide average. 

.Fourteen percent  of the County's population i s  below the 
poverty l eve l .  Eleven percent of t h e  fami l i es  and 
thir ty- two percent  of t h e  unre la ted  individuals  a r e  
be l o w  poverty. 

.While only comprising t e n  percent  of the population, 
e l de r ly  persons accounted fo r  over f i f t e e n  percent  of 
those below the  poverty l eve l .  

.While minor i t i e s  comprised t h i r t y  percent  of t h e  popu- 
l a t i o n ,  they accounted for over h a l f  of t h e  persons 
below poverty. 

.The incidence of poverty among famil ies  headed by women 
was near ly  four  t i m e s  a s  g rea t  a s  t h a t  f o r  a l l  famil ies .  
Female-headed fami l i es  comprised t e n  percent  of a l l  
fami l ies .  

.But fami l ies  with female heads below the  poverty l e v e l  
accounted for  near ly  f o r t y  percent  of t h e  fami l i es  below 
poverty. 

CHARACTERISTICS OF THE HOUSING STOCK 

Changes i n  N u m b e r  and Type (Pages 25 to 27) Tables  11 to 15) 

.The number of housing u n i t s  i n  t he  County increased by 
twenty percent  during t he  S ix t i e s .  

-2- 
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.Over t h e  decade t he  proport ions of occupied un i t s  by 
tenure  s h i f t e d  s l i g h t l y .  I n  1970, r e n t e r  households 
accounted f o r  near ly  f o r t y  percent of a l l  occupied 
u n i t s  i n  t h e  County. 

.During t h e  Sixties j u s t  over h a l f  of t he  u n i t s  con- 
s t ruc t ed  w e r e  s i ng l e  family dwelling un i t s .  The proportion 
of u n i t s  i n  mul t ip le  family s t ruc tu r e s  increased from 
t h i r t e e n  percen t to  near ly  twenty percent .  

.Building permit da ta  f o r  1970 through 1973 reveal  t h a t  
nea r ly  h a l f  of new u n i t s  continue t o  be b u i l t  in mult ip le  
family s t r u c t u r e s .  

,Approximately one out  of every s i x  bu i ld ing  permits 
s ince  1970 f o r  s i n g l e  family dwellings w e r e  f o r  
mobilehomes. 

Overcrowding (Page 28) (Tables 16 and 17)  

.Although t h e  incidence of overcrowded u n i t s  decreased 
s l i g h t l y  during t h e  Sixties,  a t  t h e  t i m e  of t h e  1970 
census near ly  one out  of every t e n  households i n  t h e  
County was overcrowded. 

.The Spanish population comprised eighteen percent of t h e  
t o t a l  populat ion,  bu t  accounted f o r  for ty- f ive  percent 
of t h e  populat ion i n  overcrowded un i t s .  

Vacancy Rate (Pages 28 t o  30) (Tables 18 and 19) 

.The r e l a t i v e l y  low vacancy r a t e s  i n  the County ind ica te  
t h a t  t h e r e  is some lack of market f l e x i b i l i t y .  

Persons per Occupied Housing Unit (Pages 30 and 31) Table 2 0 )  

.The proport ion of u n i t s  occupied by one t o  t h r ee  persons increased 
over the p a s t  decade t o  comprise two- thirds of a l l  occupied un i t s .  

! 
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Condition and Age of Housing (Pages 3 1  and 32)  (Tables 2 1  to '  23) 

. .Approximately s i x  percent  of t h e  1970 housing stock i s  
i n  se r ious ly  de t e r i o r a t i ng  condit ion and i n  need of 
replacement. 

.The incidence of housing u n i t s  which a r e  ser ious ly  
de t e r i o r a t ed  i s  s i g n i f i c a n t l y  g r ea t e r  i n  the unincorporated 
areas  than i n  t h e  incorporated por t ions  of areas  surveyed. 

.The median age of year round housing u n i t s  i n  t he  County 
increase  over  t h e  decade i n  s p i t e  of loss t o  t h e  ex i s t i ng  
housing s tock and s i g n i f i c a n t  new construct ion.  

HOUSING INCOME RELATIONSHIPS 

Increase i n  Cost of Housing and Income (Pages 3 3  and 34) (Tables 24 
t o  26) 

.Although t h e  increase  i n  median family income during the  
S ix t i e s  exceeded t h a t  of median value of owner-occupied 
u n i t s ,  it was s i g n i f i c a n t l y  less than t he  increase i n  
median con t rac t  r e n t .  

R e n t  and Income (Pages 34 t o  37) (Tables 27and 28) 

.Of a l l  households paying more than twenty-five percent of 
t h e i r  income f o r  gross r e n t ,  e ighty- f ive  percent earned 
less than f i v e  thousand d o l l a r s .  A l l  r e n t a l  households 
earning less than f i v e  thousand d o l l a r s  accounted f o r  
less than h a l f  of a l l  r e n t a l  households. 

.There is a h igher  incidence of excessive r e n t  payments 
i n  r e l a t i o n  t o  income among the  e lde r ly ,  households 
headed by women, and minor i t i e s  than among lower income 
households a s  a whole. 

Homeownership and Income (Pages 37 t o  40) 

.It i s  estimated t h a t  one out of every s i x  owner households 
had incomes too low t o  adequately maintain t h e i r  homes, 
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.One person households and l a rge  households containing 
s i x  or more persons have notably higher  incidences of 
inadequate incomes f o r  home maintenance than o ther  
household s izes .  

.Three out of every four one-person households with 
incomes inadequate for home maintenance a r e  e l d e r l y  
persons. 

PROJECTIONS OF HOUSING NEED 

Future Population (Pager 41 and 43) (Table 29) 

. I t  i s  est imated t h a t  between 1970 and 1995, t h e  population 
of San Joaquin County w i l l  increase  by approximately 
127 ,000 .  

.Population per  occupied housing u n i t  is projec ted  t o  
decl ine  from 3.03 i n  1970 t o  2.79 by 1995. 

Housing Needs (pages 43 t o  50) (Tables 30 t o  34) 

.Over f i f t y  thousand add i t i ona l  housing u n i t s  w i l l  be 
needed by 1995 j u s t  t o  accommodate an t i c ipa ted  popu- 
l a t i o n  growth. In e f f e c t ,  a t  l e a s t  one add i t iona l  
u n i t  w i l l  have t o  be constructed for every two w h i c h  
e x i s t i n g  i n  1970. 

.Over twenty thousand u n i t s  w i l l  need t o  be constructed 
by 1995 t o  replace  delapidated units. 

.Over four  thousand u n i t s  a r e  needed t o  a l l e v i a t e  exis t ing 
overcrowding of housing u n i t s .  

.Nearly t h r ee  thousand add i t i ona l  u n i t s  w i l l  be needed 
through 1995 t o  maintain a vacancy r a t e  adequate t o  
provide reasonable market f l e x i b i l i t y .  

. A  t o t a l  of over e ighty  thousand u n i t s  need t o  be con- 
s t ruc t ed  t o  adequately house t h e  1995 population of San 
Joaquin County. This represents  eighty- five percent  of 
t he  ex i s t i ng  1970 housing stock.  

.Nearly ha l f  of t h e  u n i t s  t o  be constructed by 1995 can 
be expected t o  be i n  mul t ip le  family s t ruc tu r e s .  
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.The por t ion  of u n i t s  i n  mul t ip les  is expected t o  increase 
from twenty percent  t o  t h i r t y  percent by 1995. 

SPECIAL HOUSING NEEDS (Pages 51  t o  53) (Table 35) 

.Nearly ten  thousand households which own t h e i r  homes 
have incomes inadequate f o r  home maintenance and require  
some form of housing ass i s t ance .  Over  h a l f  of these  
households a r e  one o r  two person households, 

.Over seventeen thousand lower income r e n t a l  households 
would b e n e f i t  from housing ass i s t ance .  S ix ty  percent 
of these  households i n  need of ass i s t ance  a r e  one o r  
two person households. 

.The t o t a l  of over twenty-seven thousand lower income 
households i n  t h e  County which need some form of housing 
ass i s t ance  represent  t h i r t y  percent  of a l l  households. 

.The t o t a l  of near ly  t en  thousand s ing l e  person house- 
holds requ i r ing  ass i s t ance  account f o r  over one- third 
of a l l  households i n  need of housing ass i s t ance .  These 
disadvantaged one person households represent  over ha l f  
of a l l  s i ng l e  person households. 

SECTION I I :  OBSTACLES AND CONSTRAINTS 

COSTS OF MEETING THE HOUSING NEED IN THE COUNTY (Pages 57 t o  63) 

'The cos t  of an average 1000 square foo t  t r a c t  house b u i l t  
in t he  County i n  1974 would be about $25,000, not including 
land. Comparison of bu i ld ing  permit da ta  for 1960 and 
1969 revea l s  an average i n f l a t i o n  r a t e  of cons t ruct ion  
cos t  of a house of about 5 percent  per  year.  However, i n  
t he  pas t  severa l  years ,  t h e  i n f l a t i o n  r a t e  has been con- 
s iderably  g r ea t e r  than this  annual average r a t e .  

*Changes i n  median family income from 1960 t o  1970 exceeded 
changes i n  t h e  median value of homes. Countywi.de, home 
value went up 54% and median family income went up 63%. 
However, there w e r e  c e r t a i n  a reas  i n  w h i c h  changes i n  
income lagged behind t h e  increased cos t  of homeownership 
and of rent ing .  These areas  w e r e  character ized by concen- 
t r a t i o n s .  of lower income households. Assuming t h i s  t rend 

-6- 



continues,  then without some form of ass is tance ,  the  goal 
of meeting t h e  long t e r m  housing need i n  t he  County w i l l  
be s e r i ous ly  jeopardized i n  these  areas.  

*Examination of redevelopment p ro j ec t s  completed o r  underway 
ind ica tes  t h a t  r e h a b i l i t a t i o n  undertaken on a publ ic  
p ro j ec t  b a s i s  cos t s  less per u n i t  than t he  t yp i ca l  p r i va t e  
new development. Estimated average cos t  of r e h a b i l i t a t i o n  
i n  S tockton 's  Knights Addition was between $9000 and $10,000. 
By comparison, a new home a t  t h a t  t i m e  had an average cos t  
of between $16,000 and $20,000. S imi lar ly ,  br inging u n i t s  
in  t h e  County up t o  code cos t ,  on t h e  average, about 
one- third t h e  cos t  of a new u n i t .  This was evidenced i n  
t h e  FACE p ro j ec t s  undertaken. 

-Major f a c t o r s  which increase  t h e  value of land fo r  develop- 
ment  i n  t h e  County a r e  a v a i l a b i l i t y  of water and s e w e r  
service, zoning and locat ion .  

'The cost of land is  a r e l a t i v e l y  less important f a c to r  i n  
h igher  housing cos t s  i n  t he  County than t he  cost  of 
mate r ia l s  and labor.  

'The major economic f a c t o r  i n  r e s i d e n t i a l  construct ion is 
t h e  c o s t  of bu i ld ing  mate r ia l s .  Recent increase i n  
ma te r i a l  c o s t s  have not  only increased t h e  cost  of new 
houses, b u t  have caused an appreciat ion i n  the  value of 
e x i s t i n g  houses r e s u l t i n g  i n  an ove ra l l  increase i n  t he  
cos t  of housing. 

' A s  long a s  t h e  demand f o r  housing remains high and t h e  
supply of bu i ld ing  mate r ia l s  r e l a t i v e l y  scarce ,  mate r ia l  
w i l l  continue t o  be a major cos t  i n  providing housing. 

SOCIAL AND RELATED PROBLEMS IN MEETING THE HOUSING NEED 

Education (Pages 65 t o  67) (Table 36) 

.The amount of education a person ob ta ins  a f f e c t s  t h i s  
l e v e l  of income and freedom of occupational choice. 

.Over  twenty-eight percent  of t h e  adu l t  population of San 
Joaquin County have an e ighth  grade education o r  less. 
The corresponding percentages f o r  minor i t i e s  is con- 
s iderab ly  higher .  
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.The l e v e l  of  educa t iona l  a t t a inmen t  is somewhat lower f o r  
the County than  f o r  t h e  S t a t e .  

.The e d u c a t i o n a l  l e v e l  o f  m i n o r i t i e s  is s i g n i f i c a n t l y  
below t h a t  f o r  t h e  County popula t ion  a s  a whole. 

Employment (Pages 67 t o  69) (Tables  37 and 38) 

.The high r a t e s  of unemployment and underemployment i n  
San Joaquin County p rec ludes  a s i g n i f i c a n t  p o r t i o n  of 
the popu la t ion  from q u a l i f y i n g  fo r  home f inanc ing  o r  
having the r e sou rces  t o  main ta in  a house i n  good c o n d i t i o n  

.There i s  a higher inc idence  of unemployment and under- 
employment among the Black and Spanish popu la t ions  t han  
among the wh i t e  popula t ion .  

Other S o c i a l  Problems (Pages 70 t o  8 3 )  

*The problems of meeting the hous ing  needs  of the minor i ty  
communities w i t h i n  t h e  County a r e  compounded by  the f a c t  
t h a t  minor i t y  r e s i d e n t s  p e r c e i v e  a sense o f  oppress ion  
condi t ioned  by  i n s t i t u t i o n a l  racism. 

-The  op in ion  was expressed by many residents in te rv iewed 
t h a t  the d e t e r i o r a t i o n  o f  hous ing  u n i t s  i n  lower income 

' a r e a s  was due n o t  o n l y  t o  a l ack  of money t o  make r e p a i r s  
b u t  a l s o  t o  a l ack  of knowledge concerning ordinance 
up-keep . 

-The exper ience  of r e s i d e n t s  i n  low income 
a r e a s  h a s  been t h a t  f i nanc ing  home purchase  or c o n s t r u c t i o n  
is ve ry  d i f f i c u l t  ( i n  sou th  or e a s t  Stockton and i n  t h e  
un incorpora ted  a r e a  a d j a c e n t  t o  the s o u t h e r l y  c i t y  l i m i t s )  . 
I n  a a i t i o n ,  t h e s e  r e s i d e n t s  ( i n  t h e  South Stockton Area) 
have expressed  d i f f i c u l t y  s e c u r i n g  home improvement loans .  
This  s i t u a t i o n  is b e l i e v e d  t o  be a t t r i b u t a b l e  t o  t h e  
a p p l i c a t i o n  by banks and lending  i n s t i t u t i o n s  o f  s tr icter 
loan  c r i t e r i a  i n  these a r e a s  t han  is warranted.  There is  
t h e  belief t h a t  t h e s e  l end ing  p r a c t i c e s  e f f e c t i v e l y  d i sc r im-  
i n a t e  a g a i n s t  m i n o r i t i e s  and persons  w i th  moderate incomes 
who choose t o  l i v e  i n  neighborhoods w i t h  h i g h  e t h n i c  
concen t r a t i ons .  
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'The present  a l t e r n a t i v e  t o  l i v ing  i n  an area where loans 
a r e  not f r e e l y  granted i s  t o  move. To many middle income, 
minority r e s iden t s ,  t h i s  presents  an undue hardship because 
they f e e l  t h a t  t h e  cos t  of housing would be proport ionately 
higher  w i t h  no cornpensating increase i n  amenities.  

*The expectat ions of lower income households o f ten  a r e  not 
m e t  by t he  present  housing de l ive ry  system. Among t h i s  
group, there was a high demand expressed fo r  new houses 
with modern k i t chens ,  family rooms, d in ing rooms and ex t r a  
bathrooms. R e s i d e n t s  interviewed a l s o  expressed a 
preference for s i ng l e  family and townhouse type of 
r e s i d e n t i a l  development and opposed "pro jec t s "  and any 
other  form of in tense  development which tends t o  
segregate people by race o r  income. Without some s i g n i f i -  
cant change i n  t h e  housing del ivery  system, housing of t he  
kind desired cannot be provided a t  a cos t  which these  
households can a f fo rd .  

.The needs of lower income households have not  been 
quan t i t a t i ve ly  m e t  by f ede ra l l y  sponsored housing programs, 
although some programs have been adequate i n  qua l i ty .  

'Although a s s i s t e d  s c a t t e r e d  s i te  housing is considered 
p a r t i c u l a r l y  b e n e f i c i a l  by low income fami l i es ,  it has 
been hampered i n  i t s  appl ica t ion  because of l o c a l  
opposi t ion.  

-Minority r e s i d e n t s  have s t a t e d  t h a t  i n  areas  of t h e i r  own 
e thn i c  concentrat ion,  t he r e  is a lack  of neighborhood 
i d e n t i t y  and involvement with t he  t o t a l  community. 

'The l e v e l  of pub l ic  and p r iva t e  se rv ices  was f e l t  by 
res iden t s  t o  be inadequate i n  lower income areas .  Of 
p a r t i c u l a r  concern a r e  t r anspor ta t ion ,  po l i ce ,  shopping 
f a c i l i t i e s ,  streets and g u t t e r s ,  r ec rea t ion ,  education 
and genera l  publ ic  maintenance. 

GOVERNMENT RELATED CONSTRAINTS (Pages 85 to 89)  

'The withdrawal of f ede ra l  funding support f o r  most housing 
programs has se r ious ly  compromised t he  a b i l i t y  of l oca l  
j u r i s d i c t i o n s  t o  provide housing f o r  lower income 
famil ies .  
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*Although County and c i t y  r o l e s  i n  hous ing  a r e  e s t a b l i s h e d  
by t h e  S t a t e ,  the S t a t e  has  n o t  provided funding suppor t  
f o r  housing programs. I n  a d d i t i o n ,  it h a s  n o t  u t i l i z e d  
ex i s t  i ng  p o l i c i e s ,  nor  amended or formulated documents 
which would address  base  hous ing  problems. 
the t a x i n g  p o l i c i e s  of  the S t a t e  a r e  ad hoc and r e l a t e d  
on ly  t o  c o l l e c t i n g  revenue,  n o t  t h e  needs and func t ions  
o f  revenue. 

For example, 

.Local governmental p o l i c i e s  a r e  o f t e n  i n  c o n f l i c t  wi th  
s t a t e d  housing goa l s .  Governmental a c t i o n s  and p o l i c i e s  
d i r e c t l y  a f f e c t  t h e  c y c l e  o f  d e p r e c i a t i o n  i n  neighborhoods. 
I n  th i s  regard ,  the fo l lowing  should  be noted: 

.Residents  have complained t h a t  p u b l i c  s e r v i c e s  
a r e  inadequate  o r  even absen t  i n  a r e a s  o f  resi- 
d e n t i a l  d e c l i n e  w h i l e  c a p i t a l  improvements a r e  
r e a d i l y  extended i n  new growth a r e a s .  Data from 
t h e  Stockton Neighborhood Analys i s  Study suppor t s  
t h e  con ten t ion  t h a t  South Stockton h a s  s u f f e r e d  
from popula t ion  d e c l i n e  and benign n e g l e c t  w h i l e  
neighborhoods t o  the n o r t h  a r e  encouraged t o  grow. 

.Zoning, p a r t i c u l a r l y  t h a t  for i n d u s t r y ,  is o f t e n  
u n r e a l i s t i c  and does  n o t  r e p r e s e n t  where development 
i s  l i k e l y  t o  occur .  I n  e x i s t i n g  r e s i d e n t i a l  neighbor-  
hoods, such zoning f o s t e r s  r e s i d e n t i a l  d e c l i n e .  Other 
development r e g u l a t i o n s  may unneces sa r i l y  c o n t r i b u t e  t o  
t h e  added cost o f  housing.  Although l a r g e  se tbacks ,  
w i d e  s t reets ,  s i d e w a l k s  on b o t h  sides and underground 
dra inage  a r e  p r e f e r a b l e ,  the ques t ion  a r i s e s  whether 
they  a r e  necessary  when a l a r g e  percen tage  of t h e  
popula t ion  i s  n o t  even housed i n  adequate s t r u c t u r e s .  

.Ci ty  i n i t i a t e d  annexa t ions  have sometimes f a i l e d  
because c i t i e s  have n o t  adequa te ly  responded t o  t h e  
concerns of r e s i d e n t s  r ega rd ing  t h e  consequences of 
annexat ion.  Res iden ts  of  un incorpora ted  f r i n g e  a r e a s  
have expressed a desire f o r  t h e  b e n e f i t s  o f  be ing  p a r t  
of  an ad j acen t  c i t y  b u t  f e a r ,  o f t e n  e r roneous ly ,  t h a t  
such s e r v i c e s  w i l l  g r e a t l y  i n c r e a s e  the i r  c o s t s .  
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PUBLIC FACILITIES: WATER, SEWER, STORM DRAINAGE (Pages 91 t o  93) 

*Overdraft  of t h e  underground r e s e r v o i r  has caused problems 
of water q u a l i t y  and supply i n  var ious a reas  of t h e  County. 
This has  forced a f f e c t e d  communities t o  seek supplemental 
su r face  water s u p p l i e s .  This w i l l  mean a s u b s t a n t i a l  
monthly c o s t  inc rease  t o  t h e  average r e s i d e n t i a l  user .  

.The problems assoc ia ted  with l i q u i d  w a s t e  t reatment  have 
had an adverse a f f e c t  on r e s i d e n t i a l  development. 

.Much of t h e  urban f r i n g e  area around c i t i e s  is on 
s e p t i c  tanks  which have many problems associa ted  
with t h e i r  use ,  p a r t i c u l a r l y  contamination of 
w e l l s .  

.Although subdiv is ions  without s e w e r  s e rv ice  a r e  no 
longer  permi t ted ,  subdiv is ions  with package t reatment  
p l a n t s  a r e  s t i l l  allowed. Such p l a n t s  a l s o  have a 
number of  o p e r a t i o n a l  problems which a r e  a s  y e t  
unresolved. For example, i n  a number of ins t ances  
adequate e f f l u e n t  d i sposa l  systems have no t  been 
incorporated.  

.Regional s e w e r  t rea tment  f a c i l i t i e s  which would 
f a c i l i t a t e  the  provis ion  of se rv ices  t o  a reas  
c u r r e n t l y  b l i g h t e d  because they lack s e w e r s  have 
inherent  problems of cos t  and capaci ty .  Trunk l i n e s ,  
ind iv idua l  connections,  pumping s t a t i o n s ,  e tc . ,  a r e  
needed and w i l l  cost a g r e a t  dea l  of money. In  
add i t ion ,  some c i t i e s ,  which have assumed t h e  responsi-  
b i l i t y  a s  r eg iona l  t reatment  centers i n  response t o  
f e d e r a l  funding support  have reached t reatment  p l a n t  
l i m i t s  or must s a t i s f y  more r i g i d  t reatment  require- 
ments. Before a d d i t i o n a l  r e s i d e n t i a l  development can 
be permi t ted ,  adequate p lan t  capaci ty  must be b u i l t .  

*Adequate storm-water d i s p o s a l  p resen t s  c o s t  problems i n  o lde r  
a reas  of c i t ies  and i n  r e s i d e n t i a l  a reas  not contiguous t o  
e x i s t i n g  development. In  t h e  o lde r  a rea  of c i t i e s  t h e r e  is a 
need f o r  an improved drainage system. However, i n  many cases ,  
proper ty  owners cannot a f f o r d  t h e  c o s t .  In  a reas  which resi- 
d e n t i a l  development has  skipped over l a r g e  vacant p a r c e l s  of 
land,  pub l i c  f a c i l i t i e s  a r e  provided a t  g r e a t e r  c o s t  than t h a t  
f o r  contiguous development. These increased costs a r e  usua l ly  
borne by a f f e c t e d  homeowners and i n  some ins tances  by c i t ies .  
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.~ The N e e d s  .Section of the  repor t  has several. -basic objectives 
F i r s t ,  t o  examine the  population now being- housed and t o  deter-  
mine the  s i z e  of the population t o  be housed i n  t h e  Study 
Area'by 1995. This da ta  w i l l  provide a measure of the '  demand 
for  housing. Second, t h i s  section w i l l  examine the character- 
istics of t h e a i s t i n g  housing stock. Third, it w i l l  complete 
the analysis  of the quant i ty  and quality'  of housingbase tha  
w i l l  be b u i l t  upon i n  the  future.  Fourth, the  housing stock 

.. 

.- .. . .--.*- 
on analysis  and projection t o  estimate 

. 

, . .~,  r ~ ~ . .  .. , . .  . ,.... l*_.",F.l ,I,. . ._,. . 
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CHARACTERISTICS OF THE POPULATION 

T h e  c h a r a c t e r i s t i c s  and p o t e n t i a l  s i z e  of t h e  r e s i d e n t  popu- 
l a t i o n  i n  an a r e a  a r e  key de te rminants  i n  p r o j e c t i n g  housing 
need. 

POPULATION INCREASE 

General  P r o f i l e  

Based on the U.S. Census of Popula t ion  and Housing, San Joaquin 
County had a popula t ion  of 290,208 i n  1970. Notably, 60.7 
p e r c e n t  of t h i s  t o t a l  was l o c a t e d  i n  t h e  Stockton Planning 
Area ( a  nap o f  the Planning Areas nay be found i n  the Appendix).  
Over t h e  decade of the 1960's. t h e r e  h a s  been a 16.1  p e r c e n t  
i n c r e a s e  i n  the popula t ion  of t h e  County. T h i s  t r a n s l a t e s  
i n t o  an average annual  growth r a t e  of 1.6 percent per year .  
During t h i s  sane p e r i o d ,  t h e  popula t ion  o f  t h e  S t a t e  of 
C a l i f o r n i a  g r e w  27 p e r c e n t  o r  2.7 pe rcen t  per year .  

400 

TOTAL POPULATION 

1960 249,989 
1970 290,208 

CHANGE 40.2 19 

% CHANGE 16.1% 

0 

SAW JOAOUIN C O U W V  

i 

The white popula t ion  ( i n c l u d i n g  Spanish popula t ion)  exper ienced  
an a b s o l u t e  i n c r e a s e  of 30,379 from 1960 t o  1970. The growth 
r a t e  averaged 1.4 percent per y e a r .  

-15- 
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WHITE POPULATION ( INCL. SPANISH POPULATION) 

;a00 

0 1960 225,242 

5=o 1970 255,621 

z 0 CHANGE 30,379 

+ 

0 
0 

5 loo 

E 0 ’  

YO CHANGE 13.5% 
& 

1%0 I970 

S A W  JOAOUIN COW’TY 

The Black populat ion i n  the County increased by 4,099, growing 
from 11,684 i n  1960 t o  15,783 i n  1970. The growth i n  t h e  
Black populat ion was more than two and a h a l f  t i m e s  t h e  growth 
i n  t h e  White populat ion (35.1 percent  versus 13.5 percent). 
The annual growth r a t e  was 3.5% per year .  S i g n i f i c a n t l y ,  over 
93 percent  of t h e  Black r e s i d e n t s  of t h e  County i n  1970 res ided  
i n  t h e  Stockton Planning Area. 

I6 - . 
g I 2  
0 

0 

BLACK POPULATION 

1960 

1970 

CHANGE 

‘/o CHANGE 

ISSO m o  
SAW JOIOUIY coumrr 

I1684 

15783 

4099 

35.1% 

Residents i n  t h e  County which a r e  ca tegor ized  a s  “o the r“  
(Chinese, Japanese, F i l i p i n o ,  Indians,  o t h e r s )  added 5,741 
people dur ing  1960-1970. This group g r e w  43.9 percent ,  or 
experienced an average annual growth r a t e  of 4.4 percent .  

OTHER POPULATION 

1960 

1970 

CHANGE 

% CHANGE 

15063 

18804 

5741 

43.9% 
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The growth i n  t h e  Spanish popula t ion  ( i . e . ,  Spanish surname 
or Spanish language r e s i d e n t s )  i n  t h e  County cannot be e x a c t l y  
determined s ince  d a t a  e lements  from 1960 t o  1970  a r e  n o t  
comparable. 

However, the born i n  Mexico d a t a  does prov ide  u s  wi th  one 
e s t i m a t e  of the growth o f  t h e  Spanish popula t ion .  

BORN IN  MEXICO 

- .. - 
0 20 

0 1960 13800 

s 1970 18246 

IL lo CHANGE 4446 0 
'/o CHANGE 32.2% 

0 

+ 
< 
J 
2 
- 0  

1%0 1970 

S I N  JOAQUIN COUNTY 

z 
For e s t i m a t i n g  growth t r e n d s  o f  t h e  Spanish popula t ion ,  it 
may be assumed t h a t  t h i s  t r e n d  would be no less than  t h e  
i n c r e a s e  noted by  the popu la t ion  t h a t  was born i n  Mexico, 
3 2 . 2  p e r c e n t .  I n  1960 the Spanish surname popula t ion  i n  the 
County t o t a l e d  30,585 people. U s i n g  t h e  growth r a t e  of t h e  
born i n  Mexico popu la t ion ,  t h e  m i n i m u m  r e l a t a b l e  Spanish 
popu la t ion  i n  t h e  County would be 40,433. 

Using this e s t i m a t e  of Spanish growth, the popula t ion  composition 
f o r  the County would be: 

DISTRIBUTION OF TOTAL GROWTH 

20 

1960 POPULATION - 
i' 16 WHITE (EXCL. 194657 
0 0 SPAN, SURNAMED1 

12 SPAN. SURNAMED 30585 3 
= BLACK 11684 

OTHERS 13063 0 
8 - 0  

0 

< 
_I 
2 * 
0 
5 4  

0 
WIT€ SPmw eucu O M S  
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TOTAL 
1970 CHANGE GROWTH 

215188 20531 51.0 

40433 9898 24.5 

15783 4099 10.2 

I8804 574 I 14.3 



Based upon t h i s  e t h n i c  d i s t r i b u t i o n ,  the growth of t h e  three 
minor i ty  groups r ep re sen ted  49 pe rcen t  o f  t h e  t o t a l  County 
popu la t ion  growth a l though  they  c o n s t i t u t e d  on ly  29.9 p e r c e n t  
o f  t h e  t o t a l  1970 popu la t ion .  

E l d e r l y  

From 1960 t o  1970, the e l d e r l y  popu la t ion  ( i . e . ,  t h o s e  over  
65) g r e w  by 5,560 people. T h i s  represents an i n c r e a s e  o f  
23.1 percent over  t h e  decade,  o r  an average annual  r a t e  of 
growth o f  2.3 percent. During t h i s  pe r iod ,  the 

ELDERLY POPULATION 

30.0 

1 2s.o 

xI.0 

0 
0 
0 

5 
1 s.0 

0 
1960 1970 

1960 

1970 

CHANGE 

% CHANGE 

24116 

29676 

5560 

23.1 

S I N  JOAOUIN COUNTY 

percen tage  o f  the  popu la t ion  which was e l d e r l y  i nc reased  from 
9.6 pe rcen t  t o  10.2 p e r c e n t .  

Fami l ies  Headed by Women 

Unfor tuna te ly ,  d a t a  concerning f a m i l i e s  headed b y  women was 
u n a v a i l a b l e  i n  1960. In  1970 there w e r e  7 . 7 7 7  f a m i l i e s  headed 
by  women T h i s  r ep re sen ted  10.6 percent of a l l  f a m i l i e s .  

oH0USEHOL.D SIZE 

There was a n o t i c e a b l e  dec rease  i n  household s i z e  d u r i n g  t h e  
1960 ' s  from 3.15 t o  3.03. T h i s  dec rease  i s  r e f l e c t e d  i n  a l l  
p lanning  a r e a s ,  except Lockeford-Clements where the household 
s i z e  s t a y e d  e s s e n t i a l l y  the same. A comparison of household 
s i z e s  by  p lanning  a r e a  r e v e a l s  some s i g n i f i c a n t  t r ends :  households 
t end  t o  be l a r g e r  i n  more r u r a l  a r e a s  and sma l l e r  i n  t h e  

-18- 



i nco rpo ra t ed  a r e a s  
have s i q n i f i c a n t l v  

The Stockton and Lodi Planning Areas 
sma l l e r  household s i z e s ,  a t t r i b u t a b l e  - - 

t o  t h e  much sma l l e r  household s i z e s  i n  t h e  c i t i e s  o f  Stockton 
and Lodi.  

T h e  household s i ze  of the minor i ty  popu la t ion  t ends  t o  be 
l a r g e r  t han  t h e  average f o r  t o t a l  County households.  A com- 
p a r i s o n  of d a t a  f o r  Black and Spanish popu la t ions  r e v e a l s  
t h a t  household s i ze  is  14 p e r c e n t  g r e a t e r  f o r  t h e  Black 
popu la t ion  and 25 p e r c e n t  g r e a t e r  f o r  the Spanish popula t ion  
than  the 1970 County average.  

Household s i z e  o f  f a m i l i e s  below pover ty  l e v e l  was a l s o  
s i g n i f i c a n t l y  g r e a t e r  t h a n  the 1970 County average.  For a l l  
f a m i l i e s  below pover ty  l e v e l  household s i z e  was 3.85. For 
Black and Spanish f a m i l i e s  below pover ty  l e v e l ,  household 
s i z e s  w e r e  4.44 and 4.53 r e s p e c t i v e l y ,  or nea r ly  50 p e r c e n t  
g r e a t e r  t han  t h e  County-wide average.  

HOUSEHOLD SIZE S. J .  CO. 1970 

@COUNTY AVERAGE 

Q BELOW POVERTY LEVEL 

0 BLACK BELOW P.L. 

@ SPANISH BELOW P.L. 

3.03 

3.85 

4 . 4 4  

4.53 

100 

127 

147 

150 

j INCOME 

1 Median Income ! 

Median income f i g u r e s  f o r  t h e  County and planning a r e a s  p rov ide  I 

an i n d i c a t i o n  o f  how the popu la t ion  d i v i d e s  by income. The I 
median income f i g u r e  is t h e  middle o f  the income d i s t r i b u t i o n  
e.g. h a l f  o f  t h e  f a m i l i e s  e a r n  less and h a l f  o f  t h e  f a m i l i e s  
e a r n  more t h a n  the median figure. I t  is d i f f i c u l t  t o  compare 
income f i g u r e s  ove r  a decade because of i n f l a t i o n ,  however, 
such a comparison provides  a b a s i s  f o r  determining i f  improve- 
ments i n  t h e  f i n a n c i a l  c o n d i t i o n  o f  t h e  popula t ion  occurred.  
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A compari - d i a n  incomes i n  the County f o r  1959 an 
1969, f o r  example, r e v e a l  a 63 pe rcen t  i n c r e a s e  over t h e  
decade.  

I 

on of m 

MEDIAN INCOME 

1960 

1970 
CHANGE 
% CHANGE 

5889 

9602 

3713 
63.0 

U N  JOAOUIN COUYTV 

Some p lanning  a r e a s  had greater median incomes t h a n  the County. 
T h e  Lodi and Manteca-Lathrop Planning Areas had t h e  h i g h e s t  
medians i n  1969 i n  the County. Comparing median incomes of 
c i t i e s  w i t h  the un incorpora ted  a r e a s  sur rounding  them r e v e a l s  
t h a t  fami ly  median incomes i n  c i t ies  g e n e r a l l y  exceed t h a t  of 
t h e  sur rounding  un incorpora ted  a r e a s .  However, t h e  median 
income i n  the C i t y  of  Ripon i s  lower than  t h a t  of i t s  unincor-  
pora t ed  a r e a s .  I n  t h e  Stockton,  Lodi, Tracy and Manteca-Lathrop 
Planning Areas ,  the un incorpora ted  a r e a s  exper ienced a g r e a t e r  
percen tage  i n c r e a s e  i n  median family  income t h a n  t h e  c i t ies .  

Pover ty  Income 

T h e  1970 Census, fo r  the f i rs t  t i m e ,  provided informat ion on 
t h e  pover ty  s t a t u s  of  d i f f e r e n t  segments o f  the popula t ion .  
This  d a t a  p rov ides  u s  w i t h  an i n s i g h t  i n t o  t h e  c a p a c i t y  of 
these people  t o  p rov ide  adequate  hous ing  for themselves.  
The census  c l a s s i f i e s  f a m i l i e s ,  u n r e l a t e d  i n d i v i d u a l s ,  and 
t o t a l  popu la t ion  as  be ing  above o r  below the pover ty  l e v e l  
u s ing  a pover ty  index which provides  a range o f  income 
c u t o f f s  a d j u s t e d  t o  t a k e  i n t o  account such f a c t o r s  a s  family  
s ize ,  sex and age o f  fami ly  head,  the number o f  c h i l d r e n ,  and 
farm-non-farm re s idence .  For example, the pover ty  t h r e s h o l d s  
used i n  the 1970 Census w e r e  $3,743 f o r  a non-farm family  o f  
four ,  and $1,834 f o r  u n r e l a t e d  individuals- - persons  e i ther  
l i v i n g  a lone  o r  w i t h  o t h e r s  t o  whom t h e y  a r e  n o t  r e l a t e d .  
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FUFULATION BELOW EL. WMILIES BELOW PL. 

I n  1970 poverty s t a t u s  i n  t h e  County and i n  the  S t a t e  was a s  
follows: 

UNREL. NOV EELW P L .  

mum BELOW P.L. 

NO. YorOTAL 

STATE of CAUFWIA 2152716 10.8 
SAN J W l N  CO. 40576 14.0 

FAMILIES BELOW P.L. 

NO. '10 TOTAL 

421Hx) 8.4 
8179 11.2 

UNREL. NOV BELOW P.L. 

NO. TO TOTAL 

563218 24.2 
9114 32.0 

The data  i nd i ca t e s  t h a t  San Joaquin County was subs t an t i a l l y  
above t he  Statewide averages i n  a l l  poverty ca tegor ies .  Of 
t h e  t o t a l  1970 County population, 40,576 w e r e  below the  poverty 
l e v e l .  There w e r e  8,179 fami l i es  below poverty l eve l ,  o r  1 1 . 2  
percent  of a l l  f ami l i es .  Unrelated individuals  below poverty 
l e v e l  accounted f o r  a s i g n i f i c a n t l y  high 32 percent of a l l  
individuals ,  o r  9,114 people. 

Specia l  Groups and Poverty Income 

A c lo se r  examination of fami l i es ,  persons,  and unrelated 
individuals  below poverty l e v e l  reveal  t h a t  spec i a l  groups 
a r e  p a r t i c u l a r l y  a f fec ted .  These groups a r e  t he  e lde r ly  
( i . e . ,  those over 6 5 ) .  minori ty groups and famil ies  headed by 
women. Poverty s t a t u s  of the e l d e r l y  i n  1970 was as  follows: 

lOO.0 
ELDERLY 6208 15.3 17.2 42.6 
TOTALWRILATION 40576 

The data  shows t h a t  t he r e  w e r e  6208 e l d e r l y  persons who w e r e  
below t h e  poverty l e v e l  i n  1970. These e lde r ly  poor cons t i tu ted  
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PCfUATlON BELOW PL. 

NC % R W . L H ~ ~ ~  

xlTALp(I;uATDN 40576 100.0 
MINORITY& 20559 50.7 

15.3 percent  of a l l  persons below poverty l eve l .  The data  a l s o  
reveals  t h a t  one out of every f i v e  e l d e r l y  persons was below 
t h e  poverty l e v e l  i n  1970. In addi t ion ,  while only 10 percent  
of t h e  population w e r e  c l a s s i f i e d  a s  e lde r ly ,  over 4 2  percent  
of a l l  unre la ted  individuals  below poverty l e v e l  w e r e  e lde r ly .  

FAMILIES BELOW f!L. UNREL. INDV. BELOW PL. 

NO. % p a r i d m p  NO. %pDulml Fm 

8179 100.0 9114 100.0 
3938 48. I 3om 33.7 

T h e  da ta  concerning minor i t i e s  shows t h a t  they also comprise 
a d ispropor t ionate  share of t h e  poverty population i n  r e l a t i o n  
t o  t h e i r  share  of t h e  County population. 

While minor i t i e s  comprised 29.9 percent  of t he  1970 population, 
they accounted fo r  over 50 percent  of t h i s  population below 
poverty l eve l .  The number of minority res iden t s  below poverty 
l e v e l  was 20,559. Another s i g n i f i c a n t  f inding was t he  dispro-  
por t iona te  share  of minority fami l i es  below poverty l eve l .  O f  
t he  8,179 famil ies  below poverty l eve l ,  3,938 o r  48.1 percent  
w e r e  minority famil ies .  

Other i n t e r e s t i n g  r e l a t i onsh ip s  become apparent when we 
examine t he  proportion of the population of each r a c i a l  group 
which was below the  poverty l e v e l .  

1Includes Black, Spanish language o r  Spanish surname r e s iden t s  
and "o ther"  ( i . e . ,  Japanese, Chinese, F i l ip ino ,  e tc . )  

j 
i 

3 

i 
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PERCENTAGE OF POPULATION 
OF EACH RACE BELOW POVERTY LEVEL 

NO o/oGRWP 30 

>25 

- 
_1 
Y 

Y J TOTAL 40576 140 

WHITE 20017 9.8 trm s 
H I S  BLACK 5145 325 
3 10 

SPANISH 12136 232 d 
- 5  s OTHER 3278 174 
- 0  

0 

TOT&. WIT€ Buo( SPWISH OTHER 

PERCENTAGE OF FAMIUES 
OF EACH RACE BELOW POVERTY LEVEL 

TOTAL 

WHITE 

BLACK 

SWNISH 

OTHER 

NO. %GRWP 

8179 11.2 

4241 7.7 

1015 30.6 

2365 21.1 

558 15.7 

The ba r  cha r t s  and data ind ica te  t h a t  i n  r e l a t i o n  t o  t h e i r  
respect ive  populations,  minor i t i e s  experience a g rea te r  
incidence of poverty than both t h e  population a s  a whole and 
t h e  "White" population. While only one out  of every t en  
While res iden t s  (9 .8  percent)  w a s  below poverty l e v e l ,  one out 
of every t h r e e  Black res iden t s  ( 3 2 . 5  pe r cen t ) ,  one out  of every 
f i v e  Spanish r e s iden t s  ( 2 3 . 2  pe r cen t ) ,  and one ou t  of every 
s i x  "other"  r e s iden t s  (17 .4  percent)  w e r e  below t h e  poverty l eve l  
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The s i t u a t i o n  is  s imi l a r  when we consider t he  percentage of 
fami l i es  of each race which w e r e  below poverty l e v e l .  The 
incidence of poverty among Black famil ies  ( 3 0 . 6  percent)  was 
approximately four t i m e s  g r e a t e r  than among White famil ies  
( 7 . 7  pe r cen t ) .  Among Spanish famil ies ,  the  incidence of 
poverty was 21.1 percent ,  o r  near ly  t h r ee  t i m e s  g r ea t e r  than 
among White famil ies .  Among other  fami l ies ,  t h e  percentage 
of fami l i es  below poverty l e v e l  was 15.7 percent.  

Families headed by women a l s o  experienced a s i gn i f i c an t l y  
high incidence of poverty. In 1970, t he r e  w e r e  3 , 1 3 3  famil ies  

FAMUES BELOW POVERTY LEVEL 

FAMILES MEADED BY 
WOMEN 

headed by women which w e r e  below t h e  poverty l e v e l .  This 
number represented 3 8 . 3  percent  of a l l  fami l ies  below poverty 
l eve l .  In addi t ion ,  t he  incidence of poverty among famil ies  
headed by women was near ly  four  t i m e s  the r a t e  f o r  a l l  fami l ies .  

PERCENTAGE OF FAMILIES 
HEADED BY WOMEN BELOW POMRTY L M L  

NQ %GROLP 

TOTAL FAM. 8179 11.2 

FAM.HEPSED 3133 40.3 
BY W E N  
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CHARACTERISTICS OF THE HOUSING STOCK 

Analysis of da ta  on the cur ren t  housing s tock  i s  e s s e n t i a l  
i n  order  t o  draw conclusions about t h e  na tu re  of  housing i n  
t h e  County. This  examination w i l l  a f f o r d  a perspect ive  on 
t h e  f u t u r e  supply and demand f o r  housing. 

-CHANGES I N  NUMBER AND TYPE 

Housing Stock 

From 1960 t o  1970 t o t a l  year  round housing u n i t s  i n  the  
County increased by 15,866. This represen t s  an average 
annual r a t e  of growth of approximately 2% p e r  year .  

ALL HOUSING UNITS 

- ." IQ1 
0 
0 1960 80697 0 9 0  
z 1970 96563 
$60 CHANGE 15866 

a 
'/o CHANGE 19.7 3 

':m 

- 9 -  
W 

1960 1970 

Accompanying t h i s  growth, t h e r e  was a s h i f t  i n  t h e  r e l a t i v e  
p o s i t i o n s  of owner occupied u n i t s  and r e n t e r  occupied u n i t s .  
I n  1960, owner occupied u n i t s  c o n s t i t u t e d  63.6 percent  
(47,475 u n i t s )  of a l l  occupied housing u n i t s .  By 1970, t h i s  
percentage had dec l ined  t o  61.4 percent  (56,720 u n i t s ) ,  
i n d i c a t i n g  an inc reas ing  demand f a r  mul t ip le  family renter  
u n i t s .  

OWNER-RENTER STATUS 1960 -1970 

OWNER RENTER 

1960 63.6 36.4 

1970 61.4 38.6 

! '. 
L': 
I 

.., . !.. 

! 

i 

I 

i 

CHANGE - 2.2 2.2 
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Furthermore, o f  the 1 7 , 7 1 5  occupied housing u n i t s  added from 
1960 t o  1970, on ly  9,245, o r  52.2 pe rcen t ,  w e r e  owner occupied 
u n i t s .  

9 

; i s  
'0 

0 7  
f 
0 

4 

DISTRIBUTION OF TOTAL GROWTH 
I960 - 1970 

OCCUPAKY 
SmNS 

OWNER 
RENTER 

1960 

47475 
27182 

1970 

56720 
35652 

CHANGE 

9245 
8470 

%TOTAL 
GROWTH 

52.2 
47.8 

Type o f  Housing Uni t  

There a r e  fou r  b a s i c  types of u n i t s  f o r  w h i c h  census  d a t a  is 
a v a i l a b l e .  S i n g l e  family  u n i t s  ( i n c l u d i n g  mobilehomes) , 
duplexes ,  smal l  m u l t i p l e  fami ly  u n i t s  ( tr iplexes and four-  
p l e x e s )  , and l a r g e  m u l t i p l e  fami ly  u n i t s  c o n t a i n i n g  more than  
f i v e  u n i t s .  Examination o f  census  d a t a  and b u i l d i n g  permit 
d a t a  p rov ides  i n s i g h t  i n t o  the changing demand for types  of 
dwe l l i ng  u n i t s  i n  t h e  County and i n  v a r i o u s  p lanning  a r e a s .  

TOTAL O/o SINGLE Yo 2- 4 UNIT O/o 5 OR MORE 
UNITS .FAMILY STRUCTURFS UNIT STR- 

1960 80,674 86.4 5.7 7.8 

1970 96,627 80.6 8.4 11.0 

Desp i t e  t h e  f a c t  t h a t  i n  1970, 80.6 p e r c e n t  o f  t h e  hous ing  
u n i t s  i n  the County w e r e  s i n g l e  fami ly  u n i t s ,  s i n g l e  fami ly  
u n i t s  accounted for on ly  51.4 p e r c e n t  of t h e  i n c r e a s e  i n  
hous ing  u n i t s  over  t h e  decade. O f  the 15,953 u n i t s  added 
from 1960 t o  1970, s i n g l e  fami ly  u n i t s  comprised 8,196 and 
m u l t i p l e  family  u n i t s  7 ,757.  The  percentage of m u l t i p l e  
u n i t s  ( 2  o r  more u n i t s  i n  s t r u c t u r e )  increased  from 13.5 
p e r c e n t  o v e r a l l  ( 7 . 8  pe rcen t  i n  5 or more u n i t  s t r u c t u r e s )  
t o  19.4 pe rcen t  (11 .0  p e r c e n t  i n  5 o r  more u n i t  s t r u c t u r e s ) .  
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DISTRIBUTION OF TOTAL GROWTH 
1960 - 1970 
n.u. %oFToTu 

BYPIPE 1960 igm CHANGE m 
I- F 69710 77906 8196 51.4 

2 o R  10964 18721 7757 48.6 
MORE 

I-F 2OR 
YORE 

Building permit da ta  from 1970 t o  1973 confirms t h i s  t rend 
toward t h e  const ruct ion  and increased demand f o r  mul t ip le  
family housing i n  t h e  County. During t h i s  period,  46.8 
percent  of new r e s i d e n t i a l  cons t ruct ion  w e r e  mul t ip le  family 
un i t s .  I f  we discount  mobilehomes, t h e  percentage of s i ng l e  
family u n i t s  was only 44 percent.  

S ign i f i can t  a l s o  t o  t h i s  discussion of housing u n i t  type is  
t h e  f a c t  t h a t  mobilehomes during the 1970-1973 period con- 
s t i t u t e d  1 7  percent  of a l l  s i ng l e  family u n i t s ,  o r ,  i n  o the r  
words, approximately one out  of every 6 s i ng l e  family u n i t s  
was a mobilehome. This t r end  was most conspicuous i n  1972 
and 1973 when 29 percent  and 20 percent r espec t ive ly  of a l l  
bu i ld ing  permits f o r  s i ng l e  family u n i t s  w e r e  f o r  mobilehomes. 

The most s t r i k i n g  t h i n g  about t he  d i s t r i b u t i o n  of housing 
u n i t s  by type f o r  t h e  more urbanized planning areas  was t he  
con t r a s t  between t h e  c i t ies  and unincorporated a reas  i n  1970.. 
For example, i n  t h e  Stockton Planning Area, 93 percent  of t h e  
unincorporated a r e a ' s  housing and 6 6 . 7  percent o f  t he  C i t y ' s  
s tock w e r e  s i n g l e  family u n i t s .  Furthermore, 20 percent  of 
t h e  C i t y ' s  s tock was i n  l a rge  mult iple  u n i t s  (5  or more u n i t s  
pe r  s t r u c t u r e )  while only 3 percent of t he  unincorporated 
a r e a ' s  units w e r e  i n  such s t ruc tu r e s .  This pa t t e rn  holds t r u e  
f o r  t h e  o the r  urbanized planning areas .  Generally, t h e  less 
urbanized and unincorporated planning a reas  continued t o  be 
dominated by s i n g l e  family u n i t s  i n  1970. Higher dens i ty  
r e s i d e n t i a l  land uses seem t o  be a t t r a c t e d  t o  t he  cores of t h e  
more urbanized planning a reas .  
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OVERCROWDING 

Overcrowding, a s  defined by t h e  Census, occurs when t he r e  i s  
more than one person per  hab i tab le  room. Severe overcrowding 
is defined a s  more than 1.5 persons per  hab i tab le  room. The 
incidence of overcrowding i n  1960 and i n  1970 f o r  t h e  County 
was: 

TOTAL NUMBER OF PERCENT PERCENT SEVERELY 

OCCUPIED OVERCROWDED OVERCROWDED OVERCROWDED 
UNITS UNITS 

1960 94 ,657  8,840 11.8 NA 

1970 92,372 8,854 9.6 2.8 

While overcrowding decreased from 1960 t o  1970 i n  t h e  County, 
it s t i l l  was a major problem. A t  t h e  t i m e  of t h e  1970 Census, 
nea r ly  one out of every 10 households i n  t h e  County w e r e  
overcrowded. In  addi t ion ,  of t h e  8,854 u n i t s  overcrowded 
i n  1970, 2 , 5 5 2  w e r e  severe ly  overcrowded. Forty- five percent 
of these  severe ly  overcrowded u n i t s  w e r e  occupied by persons 
of Spanish language o r  Spanish surname, although this  group 
comprised only 18.1 percent  of t h e  1970 population. 

*VACANCY RATES 

The vacancy r a t e  is t h e  r a t i o  of ava i l ab le  vacant u n i t s  t o  
a l l  ava i l ab le  u n i t s .  The homeowner vacancy r a t e  i s  t h e  r a t i o  
of a l l  ava i l ab le  vacant u n i t s  f o r  s a l e  t o  a l l  u n i t s  ava i l ab le  
f o r  homeownership. The r e n t a l  vacancy r a t e  i s  expressed a s  t h e  
r a t i o  of a l l  vacant r e n t a l  u n i t s  t o  a l l  u n i t s  f o r  r en t .  An 
acceptable vacancy r a t e  is  f requent ly  considered t o  be between 
3.0 and 4.0 percent .  A vacancy r a t e  lower than this  ind ica tes  
a shortage of ava i l ab l e  housing u n i t s  and a lack of market 
f l e x i b i l i t y .  

Examination of vacancy r a t e  information shows t h a t  t he  vacancy 
r a t e  f o r  t he  County decl ined markedly from 1960 t o  1970. In  
1970, t he  r a t e  f o r  t he  County was 2.8 percent  ind ica t ing  t h a t  
t he r e  i s  some lack of market f l e x i b i l i t y .  The 1970 vacancy 
r a t e  for  t he  County f o r  u n i t s  f o r  s a l e  is s ign i f i c an t l y  below 
normal, while t he  r a t e  f o r  u n i t s  f o r  r en t  was notably above 
the  acceptable range. 
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VACANCY RATES--SAN JOAQUIN COUNTY 

OVERALL HOMEOWNER RENTAL 

1960 3.8 1.6 7.4 

1970 2.8 0.8 5.9 

-1.0 - 0.8 - 1.5 CHANGE 

O f  g r e a t e r  impact ,  perhaps ,  i s  t h e  f a c t  t h a t ,  a l though t h e r e  
were 17,425 more a v a i l a b l e  hous ing  u n i t s  i n  1970 t h a n  i n  
1960, t h e r e  w e r e  3 3 5  less homeowner vacant  u n i t s  and on ly  45 
more r e n t a l  vacan t  u n i t s .  Thus, t h e  demand f o r  housing,  
e s p e c i a l l y  homeowner housing,  h a s  g r e a t l y  i n t e n s i f i e d  s i n c e  
1960. 

CHANGE IN VACANT UNITS 
1960 - 1970 I 

VACANT UNITS 

Tot01 vocont HO- 
UdbWRand) Vaala Units 

1960 2937 766 
1970 2647 431 

Change -290 - 335 
% C h w  -9.9 -43.7 

RenW 
vamnlm 

2171 
2216 

45 
2. I 

Without excep t ion ,  the  vacancy r a t e  f o r  u n i t s  f o r  s a l e  was 
w e l l  below normal i n  a l l  p lanning  a r e a s .  The vacancy r a t e  
f o r  u n i t s  f o r  r e n t  was s i g n i f i c a n t l y  above t h e  accep tab le  
l e v e l  i n  the more urbanized  p lanning  a r e a s .  In  the less 
urbanized p lanning  a r e a s ,  t h e  r e n t a l  vacancy p a t t e r n  was 
l e s s  w e l l  d e f ined .  

Although an a c c e p t a b l e  vacancy r a t e  may i n d i c a t e  adequate  
market f l e x i b i l i t y  i n  any given a r e a ,  it may n o t  meet housing 
demand i n  specific a r e a s .  I t  may n o t  p rov ide  adequate freedom 
of choice w i t h i n  r e n t a l  and housing va lue  c a t e g o r i e s  i n  s p e c i f i c  
neighborhoods. For example, a l though the o v e r a l l  vacancy 
r a t e  i n  t h e  Stockton Planning Area was 3.0 i n  1970, c e r t a i n  
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census  t r a c t s ,  o r  neighborhoods,  had s i g n i f i c a n t l y  l o w e r  
r a t e s .  

Median Values and Rents 

I n  1970 t h e  median va lue  o f  owner occupied u n i t s  and t h e  
median monthly c o n t r a c t  r e n t  f o r  r e n t e r  occupied hous ing  
u n i t s  w e r e :  

CALIFORNIA $23,100 

SAN JOAOUIN COUNTY 16,500 

$ 113 
84 

Thus, San Joaquin County was s i g n i f i c a n t l y  below the Statewide 
averages  f o r  t h e  v a l u e s  of homes and monthly r e n t  pa id .  

*PERSONS PER OCCUPIED HOUSING UNIT 

The dec rease  i n  household s ize du r ing  1960-1970 from 3.15 
t o  3.03 was a t t r i b u t a b l e  t o  the f a c t  t h a t ,  over  the decade, 
there was a three p e r c e n t  i n c r e a s e  i n  the percen tage  o f  
u n i t s  w i th  t h r e e  or f e w e r  occupants  and a decrease  i n  the 
percen tages  of f o u r ,  f i v e  and s i x  o r  more person households.  

TOTAL 

OCCUPIED % I - 3 % 4 % 5 % 6 OR 
HOUSING PERSON PERSON PERSON MORE PERSON 
UNITS UNITS UNITS UNITS UNITS 

1960 74,657 62.3 16.6 11.0 10. I 

1970 92,372 65.4 15.6 9.7 9.3 

CHANGE 17,715 3.1 - 1.0 - I3 - .e 

of t h e  17,715 occupied hous ing  u n i t s  added from 1960 t o  1970, 
13,877 u n i t s ,  o r  78.3 p e r c e n t ,  w e r e  1-3 person units. Thus, 
t h e  d a t a  i n d i c a t e s  an apparen t  and i n c r e a s i n g  demand for 
housing u n i t s  which w i l l  accommodate t h r e e  o r  less person 
households.  i 
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DISTRIBUTION OF TOTAL GROWTH 
1960 - 1970 

OCCUPlED 
H. U BY WITS o/ mAL 

OFPERSONS I960 1970 CHANGE CIO~OWTH 
1-3 46514 60391 13877 783 
4 12372 14440 2068 11.7 
5 8234 8916 682 3.8 
6t 7537 8625 1088 6.1 

*CONDITION AND AGE O F  HOUSING 

Condi t ion o f  E x i s t i n g  Housing 

A l l  e s t i m a t e s  of f u t u r e  hous ing  needs must be based  on the 
q u a n t i t y  and c o n d i t i o n  o f  t h e  ex i s t ing  housing s tock .  
Unfor tuna te ly ,  the 1970 census  d i d  n o t  c l a s s i f y  u n i t s  by 
cond i t i on .  Consequently, i n  neighborhoods where the m o s t  
s eve re  housing c o n d i t i o n s  w e r e  known t o  e x i s t ,  a d e t a i l e d  

These neighborhoods w e r e  l o c a t e d  almost  e x c l u s i v e l y  i n  t h e  
Stockton and Tracy P lanning  Areas .  I n  o t h e r  p lanning  a r e a s ,  
d a t a  concerning c o n d i t i o n  was based on the informat ion pro-  
vided by l o c a l  p lanning  depar tments  and on c o n d i t i o n  d a t a  
conta ined  i n  t h e  1969 S p e c i a l  Census o f  t h e  un incorpora ted  
a r e a s  of San Joaquin County. Using t h i s  composite approach,  
t h e  fo l lowing  p i c t u r e  o f  t h e  c o n d i t i o n  of the hous ing  s t o c k  
emerged: 

cond i t i on  survey was conducted t o  p rov ide  a c c u r a t e  d a t a .  1 

1) Over 6,100 hous ing  u n i t s  i n  the County need t o  
be rep laced .  Th i s  number accounted f o r  approxi-  
mately s i x  p e r c e n t  o f  t h e  t o t a l  1970 housing s t o c k .  

2 )  T h e  m a j o r i t y ,  7 2  p e r c e n t ,  of  t h e  s e r i o u s l y  d e t e r i o r a t i n g  
housing i n  the County was l o c a t e d  i n  the S tock ton  
Planning Area. The number o f  Housing units was 4.387. 

lFor a d i s c u s s i o n  concerning methodology for t h e  Housing Condit ion 
Survey, see t h e  p u b l i c a t i o n  Housinq Condi t ion Survey Codinq 
Manual. 
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3) I n  the p lanning  a r e a s  c o n d i t i o n  surveyed,  t h e  per- 
centage  of housing u n i t s  w h i c h  w e r e  s e r i o u s l y  
d e t e r i o r a t e d  was s i g n i f i c a n t l y  g r e a t e r  i n  the 
unincorpora ted  a r ea  t han  i n  the inco rpo ra t ed  p o r t i o n  
of t h e  p lanning  a r e a s .  

W i t h  respect t o  t h i s  l a s t  p o i n t ,  one c o n t r i b u t i n g  f a c t o r  t o  
t h i s  s i t u a t i o n  was the t i m e  gap between the adopt ion o f  a 
uniform b u i l d i n g  code i n  the County and c i t i e s .  The C i t y  
of Stockton adopted i t s  code i n  1927, w h i l e  the County d i d  
n o t  adopt i t s  code u n t i l  1953. S i m i l a r l y ,  the C i t y  of 
Tracy implemented such an ord inance  t e n  y e a r s  b e f o r e  the County's  
went i n t o  e f fec t .  

A g e  of Housing 

Median age of y e a r  L'ouna nousmg  u n i t s  i n  the County increased  
from 17.9 t o  19.3  y e a r s .  T h i s  i n c r e a s e  came i n  sp i t e  of a 
n e t  loss of  9 ,328 hous ing  u n i t s  w h i c h  e x i s t e d  i n  1960. To 
e x p l a i n ,  i n  1960 there w e r e  36,235 hous ing  u n i t s  ove r  2 1  y e a r s  
o f  age. Ten y e a r s  l a t e r ,  there w e r e  on ly  28,920 hous ing  u n i t s  
(now over 31 y e a r s  o l d )  remaining,  a loss of 7 ,315 u n i t s .  
S i m i l a r l y ,  1,960 u n i t s  i n  the 11-20 age ca t ego ry  exper ienced 
a dec rease  o f  2,128 u n i t s  b y  1970. U n i t s  which w e r e  t e n  
y e a r s  o l d  o r  newer i n  1960 showed a s l igh t  i n c r e a s e  o f  115 
u n i t s  i n  1970. The sum of t h e s e  l o s s e s  and g a i n s  i n  1960 
y e a r  round hous ing  u n i t s  was -9,328. Th i s  was a dec rease  o f  
11.6 pe rcen t  i n  the 1960 hous ing  s t o c k ,  or an average annual  
r a t e  o f  loss of  1.16 percent. 
and convers ions .  I t  i s  i n t e r e s t i n g  t o  n o t e  t h a t  more than  
75 pe rcen t  o f  the u n i t s  lost from the 1960 hous ing  s t o c k  would 
have been over  30 y e a r s  o l d  i n  1970. 

This loss was due t o  demol i t ions  

AGE OF YEAR ROUND 
HOUSING UNITS 1960 8 1970 

1960 - 0 -10 I 1-20 21 + 
TOTAL MEM N 

1970 0-10 11-20 21-30 31 + UNITS A G P  

1960 - 24660 19730 36235 80685 17.9 
ism 25270 24775 V662 28920 96627 19.3 

CHANGE 252m 115 -2128 -7315 15954 1.4 

NET CHANGE, 1960 UNITS: -9328 % LOSS, 1960 UNITS: 11.6 

Genera l ly ,  d e s p i t e  r e c e n t  c o n s t r u c t i o n  and a higher r a t e  of 
loss among housing u n i t s  more than  30 y e a r s  o l d ,  t h e  housing 
s t o c k  is  ag ing  i n  each o f  t h e  p lanning  a r e a s  w i t h  the 
except ion o f  the Manteca-Lathrop Planning Area. 

i 

1 
i 
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HOUSING INCOME RELATIONSHIPS 

An examination concerning t h e  r e l a t i o n s h i p  between housing 
and income i s  e s s e n t i a l  i n  e s t a b l i s h i n g  a framework f o r  
ana lyz ing  t h e  housing needs o f  t h e  popula t ion ,  e s p e c i a l l y  
those  f o r  s p e c i a l  groups.  

In  o r d e r  t o  determine the e x t e n t  t o  which housing c o s t s a r e  
becoming burdensome, it i s  necessary  t o  examine d a t a  which 
i n d i c a t e s  a b i l i t y  t o  o b t a i n  adequate housing.  

.INCREASES I N  THE COST O F  HOUSING AND INCOMES 

The fo l lowing  b a r  c h a r t  and t a b l e  r e l a t e  the i n c r e a s e  i n  home 
v a l u e s  and r e n t s  w i th  the i n c r e a s e  i n  fami ly  income f o r  t h e  
pe r iod  1960-1970 i n  San Joaquin County. 

5 

PERCENTAGE 'INCREASE IN HOME VALUES, 

RENTS, R FAMILY INCOMES 1960-1970 

1960 1970 - - 80.0 I 
70.01-. MEOIAN VALUF HOME 10700 16500 

.~ 

MEDIAN MONTHLY 48 84 ' o ' o l ~  50.0 RENT 

40.0- MEDIAN FAMILY 5889 9 6 0 2  I 1 I I I I I INCOME 
10.0 

YEOWN YEOIAN YLDIAN 
HOME Y W T H L I  FAYILV 
VALUE RENT INCOME 

% CHANGE 

54.2 

75.0 

63.0 

Between 1960 and 1970 the i n c r e a s e  i n  fami ly  incomes exceeded 
the i n c r e a s e  i n  home v a l u e s ,  i n d i c a t i n g  t h a t  r e s i d e n t s  i n  the 
County w e r e ,  on t h e  average ,  spending a s m a l l e r  p o r t i o n  of 
t h e i r  incomes for homes i n  1970 than  i n  1960. J u s t  t h e  
o p p o s i t e  was true for  famil ies  who w e r e  r e n t i n g .  T h e  per-  
centage i n c r e a s e  i n  t h e  median monthly r e n t  s i g n i f i c a n t l y  
exceeded t h e  percen tage  i n c r e a s e  i n  family  income. 

Analys i s  of changes i n  median v a l u e  of home, r e n t  and incomes 
by p lanning  a r e a s  and w i t h i n  p lanning  a r e a s  r e v e a l s  n o t a b l e  
v a r i a t i o n  f r o m  the County averages .  For example, i n  t h e  
Stockton Planning Area, t h e  change i n  t h e  median fami ly  income 
was 60 p e r c e n t  w h i l e  the change i n  median home va lues  and 
median monthly r e n t s  w e r e  51 p e r c e n t  and 78 pe rcen t  r e s p e c t i v e l y  
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I n  t h e  downtown a r e a  of Stockton and i n  sou thern  Stockton,  
the s i t u a t i o n  was q u i t e  d i f f e r e n t .  T h e  percentage i n c r e a s e  
i n  b o t h  median va lue  of homes and median monthly r e n t s  
exceeded the percen tage  i n c r e a s e  i n  median fami ly  incomes, 
i n d i c a t i n g  t h a t  r e s i d e n t s  were spending a l a r g e r  p o r t i o n  of 
the i r  income f o r  hous ing  i n  1970  t han  i n  1960. 

*RENT AND INCOME 

Gross r e n t  ( c o n t r a c t  r e n t  p l u s  e s t ima ted  average monthly 
cost of u t i l i t i e s  and f u e l )  a s  a percen tage  of income provides  
an i n s i g h t  i n t o  what p o r t i o n  o f  a r e n t e r ' s  income i s  be ing  
devoted t o  housing.  I f  w e  proceed on t h e  assumption t h a t  
renters a r e  overspending on hous ing  when they  must  spend over  
a q u a r t e r  of thei r  income t o  secu re  r e n t a l  accommodations, 
t hen  the fo l lowing  p i c t u r e  of the 1970 r e n t a l  housing s i t u a t i o n  
i n  San Joaquin  County emerges. 

RENTAL HOUSEHOLDS BY 
INCOME CATEGORY, 1970 

I 
100 1- 

Y 
0 .  4ot 

RENT 
- ALL =.% OVERPAYMENT'' 

NO. - Yo - % - NO. - 
TOTAL RENTAL 33223 100.0 13594 100.0 
HOUSEHOLDS 

L $5000 15682 47.2 11520 84.7 

$5000- 
I0,Ooo 

I1023 33.2 1991 14.6 

$ m,ooo* 6518 19.6 83 .6 

Ljsooo $SO00 - $lO.OOo+ 
10,ooo 

*EXUVOES ONE-FAMILY H O Y D  ON TEN ACRES OR YORE 

'*H.li PbYlNG YORE THhN 25% Of THEIR INCOYE FOR RENT 

Households e a r n i n g  less than  $5,000 account for 15,682 house- 
holds or 47.2 p e r c e n t  of a l l  r e n t a l  households.  However, t h i s  
group accounted f o r  84.7 pe rcen t  (11,520 households) of a l l  
households  paying exces s ive  r e n t .  

I n  c o n t r a s t  t o  t h e s e  lower income households ,  households 
e a r n i n g  more t h a n  $10,000 pe r  y e a r  comprised less than  one 
p e r c e n t  (83 households)  of a l l  households paying more than 
25 pe rcen t  o f  t h e i r  income f o r  g r o s s  r e n t .  

3 
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Among lower income households, c e r t a i n  subgroups experienced 
burdensome housing expenses more frequently than o thers .  
These subgroups a r e  t h e  e lde r ly ,  households headed by women, 
and minor i t i e s .  For t he  e lde r ly ,  t he  s i t u a t i o n  was a s  follows: 

RENTING HOUSEHOLDS WITH 
INCOMES LESS THAN $5,000" 

ALL HOUSEHOLDS 
NO. 010 

PAYING EXCESSIVE RENT 
NO. 010 

TOTAL 15,682 100.0 11,520 100.0 

ELDERLY 5,236 33.4 3,805 33.0 

O f  t h e  1 1 , 5 2 0  lower income households (under $ 5 , 0 0 0  per year)  
paying excessive r e n t ,  3 , 8 0 5 ,  o r  one- third, w e r e  e l d e r l y  
households. 

Households headed by women exhibi ted  s imi l a r  c h a r a c t e r i s t i c s .  
I n  1970, t he r e  w e r e  2,649 households headed by women paying 
excessive ren t .  This represented 2 3  percent  of a l l  such 
households. P u t  another way, near ly  one out  of every four  
lower income households which paid excessive r e n t  w e r e  headed 
by women. 

RENTING HOUSEHOLDS WITH 
INCOMES LESS THAN $5000* 

ALL HOUSEHOLDS PAYING EXCESSIVE RENT 

NO. 010 NO. 010 
TOTAL 15,682 100.0 11,250 100.0 

HEADED BY 
WOMEN 3,264 20.8 

*EXCLUDES WE-FUILV HOMES ON TEN ACRES OR MORE 
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The data  concerning lower income households headed by minor i t i e s  
unfortunately was incomplete. However, da ta  was ava i l ab le  
f o r  households headed by Spanish language o r  Spanish surname 
r e s iden t s  and f o r  Black households with incomes less than 
$10,000.  Examination of t h i s  da ta  w i l l  provide some indica t ion  
of t h e  extent  t o  which excessive r e n t a l  payments w e r e  borne 
by minor i t i e s .  For Spanish language o r  Spanish surname headed 
households, the  following c h a r a c t e r i s t i c s  w e r e  observed: 

TOTAL 

RENTING HOUSEHOLDS WITH 
INCOMES LESS THAN $5.000* 

ALL HOUSEHOLDS PAYING EXCESSIVE RENT 

NO. 010 NO. a10 

15,682 100.0 11,520 100.0 

SPANISH 3, I86 20.3 
HOUSEHOLDS 

2,095 18.2 

*EXCLUDES ONE-FAYILV wows ON 10 KRES OR YORE ANO ALL NO CASH RENT UNITS 

The data  shows t h a t  near ly  one ou t  of every f i v e  households 
paying excessive r e n t  w e r e  headed by Spanish surname o r  Spanish 
language res iden t s .  The number was 2,095. 

For Black households, of t h e  2,187 earning less than $10,000, 
the number paying excessive ren t  was 1,298. I f  we  assume t h a t  
t h e  percentages of Black r e n t a l  households i n  each income 
category ( i . e . ,  less than $5,000, $5,000-10,000 and over 
($10,000) approximated t h e  County averages and t h a t  t h e  
percentages of Black r e n t a l  households i n  each income category 
paying excessive r e n t  d id  a l so ,  then t he  r e n t a l  housing s i t u -  
a t i on  fo r  lower income Black Households was a s  follows: 

TOTAL 

RENTING HOUSEHOLDS WITH 
INCOMES LESS THAN S5,00Ox 

ALL  HOUSEHOLDS PAYING EXCESSIVE RENl  

NO. 010 NO. 010 
15,682 100.0 11,520 100.0 

BLACK 

HOUSEHOLDS 1,283 8.2 1,107 9.6 

*EXCLUDES om -FAMILY HOMES ON TEN ACRES OR YORE 
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These f igures  reveal  t h a t  one ou t  of every t e n  lower income 
households paying excessive r e n t  w e r e  headed by Black res iden t s .  
The number was 1 , 1 0 7 .  

The composite p i c tu r e  of the  r e n t a l  housing s i t u a t i o n  f o r  lower 
income minor i t i e s  was: 

RENTING HOUSEHOLDS WITH 
INCOMES LESS THAN $5,000* 

TOTAL 

*I 
MINORITIES 

ALL HOUSEHOLDS PAYING EXCESSIVE RENT 

NO. 010 NO. YO 
15,682 100.0 11.520 100.0 

4,469 28.5 3,202 27.8 

Thus, Lhere w e r e  a t  l e a s t  3 , 2 0 2  lower income minority households 
paying excessive r en t .  This represented 27.8 percent of a l l  
r e n t a l  households paying excessive r en t .  

The data  presented c l e a r l y  supports  t h e  contention t h a t  lower 
income households a r e  t h e  ones most f requent ly  burdened by 
housing expenses. The f indings  imply t h a t  such households 
have few options.  They must pay t h e  market r a t e  f o r  housing, 
regardless  of t h e  economic burden it may impose. The l i m i t e d  
a l t e r n a t i v e s  ava i l ab l e  t o  lower income households mean t h a t  
they a r e  faced with t h e  prospect  of rent ing  a substandard 
dwelling, a u n i t  t oo  small  f o r  t h e i r  family, o r  a u n i t  which 
is otherwise inadequate f o r  t h e i r  needs. Addit ional ly,  t he  
incomes of many such households a r e  r e l a t i v e l y  f ixed.  Their  
sources of income a r e  o f ten  s o c i a l  s ecu r i t y ,  publ ic  ass i s t ance ,  
or pensions which a r e  no t  a s  r ead i l y  adjusted t o  i n f l a t i ona ry  
t rends  a s  a r e  those of households i n  t h e  h igher  income ranges. 

HOMEOWNERSHIP AND INCOME 

The extent  t o  which homeowners experienced burdensome housing 
expenses i n  1970 is more d i f f i c u l t  t o  determine than t h a t  f o r  
r en t e r s  because t h e  cos t s  of homeownership a r e  more complex. 
Such f ac to r s  a s  mortgage i n t e r e s t  r a t e ,  length of ownership and 

! 
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o r i g i n a l  purchase p r i ce ,  maintenance expenses, qua l i t y  and 
loca t ion  of the home, and b e n e f i t s  from property t ax  and 
i n t e r e s t  deductions a l l  inf luence homeownership cos t s .  
Nevertheless,  an e s t i m a t e  o f  t h e  number of homeowners burdened 
by housing expenses can be provided which recognizes va r i a t i ons  
i n  ac tua l  housing expenditures.  This es t imate  is based on 
budget c a l cu l a t i ons  by household s i z e  by t h e  Bureau of Labor 
S t a t i s t i c s  . 
The Bureau of Labor S t a t i s t i c s  analyzes cos t s  of l i v ing  and 
publishes es t imates  of the budgets necessary for  maintaining 
various "standards of l i v i n g .  ' I  These budgets vary by household 
s ize and composition. The budgets necessary f o r  maintaining 
t h e  lowest s tandard of l i v i n g  fo r  d i f f e r e n t  households s i z e s  
a r e  shown below. 

ESTIMATES OF LOW BUDGETS, 1970 

LOW BUDGET 

TOTAL BUDGET MINUS HOUSING EXPENSES HOUSEHOLD SIZE 

2,460 

4.150 

5,918 

7,379 

8,762 

9,992 

(,907 

3,216 

4,857 

5,719 

6,791 

7,744 

SOURCE: BUREAU OF LbBOR STATISTICS (STbNDARD FbYILY BUDGETS WERE TAICm Fmnm - - .. . .."_ 
-LIVING COSlS IN PbCI?IC ClTlES SPRING I-70. SV BLS B m L E l t ~  0- 101. 
EOUIVILENT FICTDRS FOR NON-STANDIRD HOUSEMOLD SIZES WERE ESTIMATED 
FROY TnE BLS 'REVISED EDUlVbLENCE S b L E  FOR YRBAY FAMILIES OF DIFFERENT 
SIZE, AGE, AND  COMPOSITION^ WHICH 15 DESCRIBE0 IN BLS BULLETIN IJID-Z] 

The BLS Budgets a r e  broken down by ca tegor ies  of l i v i n g  expenses, 
including housing expenses. For t he  purpose of t h i s  est imate,  
it was assumed t h a t  a homeowner whose income i s  less than an 
amount equal t o  t h e  BLS low budget minus housing expenses, is  
t oo  poor t o  maintain h i s  home even i f  the mortgage i s  paid o f f .  

Given these  parameters, t he  number of homeowners by household 
s i z e  which had incomes below the  BLS "low budget minus housing 
expenses" was: 

i 
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HOUSEHOLD SIZE 

2 
3 
4 

5 
6" 

TOTALS 

LESS THAN BLS LOW BUDGET 

MINUS HOUSING EXPENSES 

NO. 70 GROUP (H.H. SIZE) 

2,706 
3,012 
1.099 

955 

824 
1,200 
9,796 

SOURCES: BUREAU OF LABOR STATISTICS. OULLETIIS 0- 101, 

1570-2 METROPOLITAN UOUSING CUARACTERISTICS, 

STOCKTON. TABLE a-3 

37.2 
16.4 
12.5 
9 .O 
13.2 
21.9 
17.3 

In  1970, t h e r e  w e r e  9,796 owner-occupied housing u n i t s  which 
experienced burdensome housing expenses. This represented 17.3 
pe rcen t ,  or approximately one i n  every s i x ,  owner-occupied 
housing u n i t s .  
centage of one person households (37.2 percent )  and of s ix  or 
more person households (21.9 percent )  had incomes too l o w  t o  
adequately maintain t h e i r  homes. 

Unfortunately,  da ta  f o r  subgroups of homeowners who experienced 
burdensome housing expenses was severe ly  incomplete. However, 
f o r  s i n g l e  e l d e r l y  homeowners da ta  was ava i l ab le .  For t h i s  
group t h e  housing s i t u a t i o n  was a s  follows: 

The da ta  a l s o  shows t h a t  a s i g n i f i c a n t  per- 

ONE PERSON OWNER-OCCUPIED HOUSEHOLDS 
BURDENED BY HOUSING EXPENSES 

25.0 

- 20.0 

0 
0 
0 

15.0 
5 

n 

0 
I 
w 
n 

5 10.0 

2 5 0  

I 

0 

TOTAL CLDCRY 

I 

NO. - 010 - 
TOTAL 2706 100.0 

ELDERLY 2031 75. I 

SOURCE : BLS, STOCITON NETROPOLITLN UOUSIUG CUARbCTERISTICf, TAULE A - 7  
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The ba r  char t  and s t a t i s t i c s  reveal  t h a t  three out  of every 
four one person owner-occupied housing u n i t s  which had incomes 
t oo  low t o  adequately maintain t h e i r  homes w e r e  e l d e r l y  home- 
owners. The number was 2031. 

. 
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PROJECTIONS OF HOUSING NEED 

Any assessment of t h e  housing need i n  San Joaquin County must 
involve cons idera t ion  of t h e  following b a s i c  quest ions:  

1) What w i l l  be t h e  s i ze  of the  f u t u r e  population? 

2)  How many housing u n i t s  w i l l  be  needed t o  provide 
f o r  t h e  inc rease  i n  population? 

3 )  How many housing u n i t s  w i l l  be needed t o  replace  
How many housing u n i t s  w i l l  d e t e r i o r a t e d  u n i t s ?  

be needed t o  maintain an adequate vacancy r a t e ?  
T o  end overcrowding? 

4)  How many housing u n i t s  w i l l  be needed f o r  low and 
moderate income households? 

5)  What types  of housing u n i t s  w i l l  be needed? 

Resolut ions of t h e s e  ques t ions  involves t h e  formulation of 
reasonable assumptions and app l i ca t ion  of t h e  f indings  and 
t r e n d s  der ived  from a cons idera t ion  of populat ion,  housing 
and housing and income c h a r a c t e r i s t i c s .  

0 FUTURE POPULATION 

Est imates  of t h e  f u t u r e  population of t h e  County have a l ready 
been prepared a s  p a r t  of t h e  San Joaquin County Community 
Development Program by consu l t an t s  f o r  the program. Local 
input  w a s  provided by t h e  County and Ci ty  Planning S t a f f s  
who d i s t r i b u t e d  t h e  pro jec ted  County populat ion t o  each 
planning a rea  assuming an average annual r a t e  of change. 

The t a b l e  b e l o w  p resen t s  t h e  pro jec ted  population growth 
f o r  San Joaquin County: 

PROJECTED POPULATION -SAN JOAOUIN COUNTY 1970 -1995 

1970 1975 1980 1985 1990 1995 

HIGH 290,208 313,400 339,400 366.400 392 I 400 417.500 

LOW 290,208 33,000 334pOO 355,000 375,000 400,000 
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As one can see from t h e  t a b l e ,  t he r e  a r e  two projec t ions .  
Discussion of t h e  use of t h e  population projec t ion  i n  planning 
l ed  t o  t he  agreement t h a t  t h e r e  should be a range of projected 
growth. It was determined t h a t  t he  projec t ion  developed by t he  
consul tants  t o  the Community Development Program would provide 
the low f igure  of t h e  range and t h a t  t he  1 9 7 1  S t a t e  Department 
of Finance Projec t ion ,  which b a s i c a l l y  assumed a higher b i r t h  
r a t e  and propor t ional  d i s t r i b u t i o n  of S t a t e  in-migration i n  
1970, would provide the high f igure .  The range thus estab-  
l i shed  provides decis ion  makers with some fee l ings  for the  
poss ib le  a l t e r n a t i v e s  i n  t e r m s  of population s i z e  which would 
have t o  be accommodated. For purposes of t h i s  r epor t ,  es t i-  
mates of housing need a r e  based on the high growth f igures .  

On the  b a s i s  of t he  high growth f igures ,  it i s  estimated t h a t  
between 1970 and 1995, t h e  population of San Joaquin County 
w i l l  increase by approximately 127,000 people, 57 percent of 
which w i l l  r e s ide  i n  t h e  Stockton Planning Area. 

CDP POPULATION PROJECTION 1970 -1995 
4% 

YR. NO. chonw %Chonac - 
u7 

1970 290208 

z 1975 313400 

1980 339400 e 
!j3m 1985 366400 

1990 392400 
0 ZY) > 25100 6.4 

1995 417500 

g r m  417500 > 23192 8.0 

- 3% > 26000 8.3 

>27oOo 8.0 
1 

> 26OOO 7.1 3 
& 
0 

zoo ism m $9- ism *JOO RVS 

The r a t e  of growth i s  expected t o  be a t  i t s  highes t  be tween  
1970 and 1985 and decl ine  f o r  t h e  remainder of the  period. 

Population i n  Group Qua r t e r s  

Group quar te r s  a r e  genera l ly  defined a s  l i v i n g  arrangements f o r  
i n s t i t u t i o n a l  inmates o r  f o r  o the r  groups containing f i v e  o r  
more persons not r e l a t e d  t o  t he  person i n  charge. Such quar te r s  
genera l ly  include boarding houses, m i l i t a r y  barracks,  col lege  
dormitories ,  hosp i t a l s ,  monasteries,  convents, sh ips  and youth 
reformi tor ies .  Examination of t he  changes i n  t he  group quar te r  
population is necessary i n  order  t o  re f ine  p ro jec t ions  of 
add i t iona l  housing u n i t s  needed i n  t h e  County. 
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Over t h e  decade t h e  percent of t h e  population i n  group quar te r s  
decl ined from 6 percent t o  3 . 7  percent ,  a decrease of 4 , 3 7 6  
persons. 

GROUP QUARTER POPULATION 1960-1970 

= 0 NO. 

$-;I0 1960 15031 6.0 
0 0  I970 10653 3.7 

8- 

p 5  Change 4370 2.3 
L %Change -291 
2 0  

I s 6 0  I n 0  

A s  with o the r  housing c h a r a c t e r i s t i c s ,  t h e  percentage change 
i n  t h e  group qua r t e r  population varied between planning areas .  
For example, of t h e  more urbanized planning areas ,  t h e  Stockton 
Planning Area experienced t he  sharpes t  dec l ine  i n  group quar te r  
population. The Lodi Planning Area, on the  o ther  hand, experi- 
enced a s l i g h t  percentage increase i n  group quartered res idents .  
Generally,  t h e  dec l ine  i n  t he  group quar te r  population i n  t h e  
County is  best reflected i n  t h e  decl ine  i n  t h e  non- ins t i tu t iona l  
group qua r t e r  population. This reduct ion is l a rge ly  a t t r i b u t a b l e  
t o  t h e  increas ing mechanization of ag r i cu l t u r e .  

.HOUSING NEEDS 

New Households 

A determination o f  t h e  number of housing u n i t s  needed t o  house 
t h e  increase  i n  population is  based on t h r e e  major elements: 
1) Projected population, 2) Percentage of t h e  t o t a l  population 
expected i n  households, and 3 )  The population per occupied 
housing u n i t .  

The projec ted  population of t h e  County has  been discussed. 
The percentage of t h e  population i n  households f o r  each f i v e  
year  i n t e r v a l  t o  1995 was estimated on t h e  b a s i s  of pas t  t rends 
and on t he  an t i c ipa t ed  continued decl ine  of t h e  group quar te r  
population. * 

'Group quarter r e s i d e n t s  include indiv iduals  in  labor camps, 
i n s t i t u t i o n s ,  rooming houses.  m i l i t a r y  barracks, college 
dormitories ,  f r a t e r n i t y  and s o r o r i t y  houses, hoapiLals, mona- 
steries, convents and s h i p s .  . I t  w a s  fe l t  that  only the d e c l i n e  
of indiv iduals  i n  labor camps could be  projected with any degree 
of r e l i a b i l i t y .  Consequently. for the  remaining people i n  group 
quarters. it was decided t o  hold t h e  number constant over t h e  
est iaat ion  period.  
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POPULATION IN HOUSEHOLDS 1960 - 1995 

1960 1970 1975 1980 1985 1990 1995 

POPULATION 

IN 
HOUSEHOLOS 235,170 279,644 302,909 328,664 356,203 382,321 407.554 

% TOTAL 

POPULATION 94.1 96.3 96.7 97.0 97.2 97.4 97.6 

Population i n  households is  expected t o  increase  by approximately 
128,000 from 1970 t o  1995. This represents  a 46 percent  change 
over t he  1970 figure. During t h i s  period,  t h e  percentage of t h e  
t o t a l  population i n  households i s  expected t o  increase from 94.1 
t o  97.6. The group quar te r  population w i l l  e s s e n t i a l l y  remain 
s t a t i c ,  experiencing a ne t  loss  of 608 individuals  from 1970 t o  
1995. 

Population per  occupied housing u n i t  was projec ted  f o r  each i n t e r v a l  
year t o  1995. The p ro jec t ion  was based on p a s t  t rends ,  assumptions 
concerning t h e  increase i n  one and two person households, on t h e  
expected continued dec l ine  i n  t h e  b i r t h  r a t e  and on changing s o c i a l  
values.  The projected population per  occupied housing u n i t  was: 

POPULATION PER OCCUPIED 
HOUSING UNIT I960 - 1995 

1960 1970 1975 1980 1985 1990 1995 

POPULATION 

PER OCCUPIED 
HOUSING UNIT 3.15 3.03 2.94 2.87 2.83 2.80 2.79 

On t h e  b a s i s  of t h i s  p ro jec t ion ,  population per occupied housing u n i t  
w i l l  dec l ine  from 3.03 i n  1970 t o  2.79 by 1995. 

Given these  inputs ,  it is  a r e l a t i v e l y  simple t a sk  t o  ca l cu l a t e  t he  
t o t a l  number of occupied housing u n i t s  f o r  each i n t e r v a l  year .  This 
i s  done by d iv id ing t h e  population i n  households by t h e  population 
per occupied housing u n i t .  The d i f fe rence  i n  occupied housing u n i t s  
from one i n t e r v a l  year t o  the  next  y i e ld s  t he  number of housing 
u n i t s  needed t o  house t he  increase  i n  population. This information 
i s  summarized i n  t h e  graph and t a b l e  below: i 

.J 
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HOUSING UNITS NEEDED FOR 
POPULATION GROWTH 1970 - 1995 

50 

- 4 0  
u) 

0 
0 

30 s 

10 

CUMULATIVE 
YR. NO. TOTAL 

1975 10703 10703 
1980 11288 21991 
1985 11625 33616 
1990 10405 44021 
1995 9431 53452 

The number of housing u n i t s  which w i l l  be needed t o  accommodate 
t h e  increase  i n  population from 1970 t o  1995 is est imated a t  
53,542 un i t s .  This represen t s  55.4 percent  of t h e  e x i s t i n g  
1970 housing stock.  Put another way, f o r  every t w o  housing 
u n i t s  which ex i s t ed  i n  1970, a t  l e a s t  one add i t iona l  one w i l l  
have t o  be constructed simply t o  keep pace with t h e  projec ted  
population growth. 

Additional Uni ts  Needed 

Housing u n i t s  needed f o r  t h e  increase  i n  population is only one 
component of t h e  housing needs equation. To a r r i v e  a t  a t o t a l  
est imate of need, p ro jec t ions  w e r e  made of t h e  add i t iona l  
number of new u n i t s  which would be required t o  replace delapi -  
dated o r  d e t e r i o r a t i n g  u n i t s ,  t o  end overcrowding ( i . e . ,  more 
than one person per  hab i tab le  room), and t o  maintain an adequate 
vacancy r a t e  ( i n  order  t o  provide adequate housing cho ice ) .  
The t o t a l  housing needs es t imate  thus  a r r ived  a t ,  then,  is an 
optimal figure which assumes t h a t ,  i f  m e t ,  each family w i l l  be 
adequately housed. 

I n  determining t he  number of u n i t s  needed t o  replace delapidated 
o r  otherwise uninhabitable u n i t s  expected t o  be l o s t  subsequent 
t o  1970, loss r a t e s  had t o  be ca lcula ted  f o r  each planning area.  
These r a t e s  w e r e  derived from t h e  d e t a i l e d  condit ion of housing 
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survey, from condit ion data  provided i n  t h e  1969 spec i a l  
census, and from information provided by loca l  planning 
departments. They w e r e  adjusted on t h e  b a s i s  of 1960-1970 
age data  (which indica ted  loss t o  t he  housing stock during the  
decade) .  Once t he  r a t e  of loss was es tab l i shed  f o r  each 
planning area ,  t h e  data  was applied t o  t he  1970 base s tock i n  
f i v e  year increments. I t  was assumed t h a t  u n i t s  so poor a s  t o  
be uninhabitable would be replaced by new un i t s .  Thus, these  
new u n i t s  would not increase  t he  o v e r a l l  housing s tock.  Units 
which w e r e  added during t he  est imation period (1970-1995) w e r e  
considered t o  be hab i tab le  throughout t he  period. 
number o f  new u n i t s  i n  t h e  County which would be needed t o  
replace obsole te  u n i t s  was simply t h e  sum of t he  planning area  
t o t a l s .  This information i s  provided i n  t h e  graph and t a b l e  
below: 

The t o t a l  

24 

20 

4 

HOUSING UNITS NEEDED TO 
REPLACE DETERIORATED UNITS 

CUMULAnM 
Y R m  TOTAL 

1970 6115 6115 
1975 3310 9425 
1980 3175 I2600 
1985 3049 15649 
1990 2327 18576 
1995 2807 21385 

The projec t ion  i nd i ca t e s  t h a t  by 1995, 21,383 new u n i t s  need 
t o  be constructed t o  replace  delapidated un i t s .  This represents  
2 2  percent of t h e  1970 housing stock. The graph and data show 
t h a t  i n  1970, 6,115 u n i t s  needed replacement and t h a t  an 
add i t iona l  3,310 should be replaced by 1975. This projec t ion  
and o ther  p ro jec t ions  of t h e  components of housing need assume 
t h a t  t he  backlog of housing needs which w e r e  not s a t i s f i e d  i n  
1970 would be s a t i s f i e d  by 1975, i n  addi t ion  t o  t h e  housing 
needs accumulated from 1970 t o  1975. The projec t ions  assume, 
i dea l l y ,  t h a t  t he  needs accumulated by each i n t e r v a l  year  have 
been m e t  by t h a t  year .  

I 

.i 
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In  a d d i t i o n  t o  p rov id ing  replacement u n i t s  f o r  substandard 
housing u n i t s ,  new hous ing  u n i t s  a r e  needed i n  order t o  e l i m i -  
n a t e  overcrowded u n i t s .  In  e s t i m a t i n g  t h e  number of u n i t s  
needed t o  end overcrowding,  it was assumed t h a t  approximately 
one new u n i t  would have t o  be cons t ruc t ed  f o r  every  t w o  over-  
crowded u n i t s .  It was a l s o  assumed t h a t ,  i f  t h e  optimum is 
m e t ,  t h e r e  w i l l  be no overcrowding a f t e r  1975. The  t o t a l  number 
o f  u n i t s  necessary  t o  e l i m i n a t e  overcrowding was e s t ima ted  a t  
4 ,428 .  

The f i n a l  c r i t e r i a  employed t o  a r r i v e  a t  optimum housing need 
was t h e  p r o v i s i o n  o f  an adequate  vacancy r a t e .  Mainta ining 
an adequate  vacancy r a t e  (3.0-4.0 pe rcen t )  is e s s e n t i a l  t o  
p rov ide  f o r  reasonable  f l e x i b i l i t y  i n  housing choice. I n  
de te rmin ing  u n i t s  needed t o  main ta in  an adequate  vacancy r a t e ,  
t h e  number o f  vacan t  u n i t s  which would comprise 3 .5  p e r c e n t  
of  t h e  sum of t h e  1970 housing s t o c k  and the number of u n i t s  
needed t o  end overcrowding w e r e  f i rst  computed. T h e  a c t u a l  
number o f  e x i s t i n g  vacant  u n i t s  f o r  s a l e  or r e n t  i n  t h e  County 
and i n  each p l ann ing  a r e a  was then s u b t r a c t e d  from th is  optimum 
number. The r e s u l t s  of t h e s e  computations provided the n e t  
number of u n i t s  neces sa ry  t o  e s t a b l i s h  an adequate  vacancy r a t e .  
The t o t a l  number of u n i t s  i n  f i v e  yea r  i n t e r v a l s  w a s :  

HOUSING UNITS NEEDED TO 
MAINTAIN ADEQUATE VACANCY RATE 

CUMULATIVE 
YR. NO TOTAL 

1970 888 888 
1975 382 1270 

l9Bo 403 1673 
1985 412 2085 
1990 369 2454 

1995 336 2790 

( CUWLATIVE TOTAL I 
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The graph and t a b l e  i n d i c a t e  t h a t  a t o t a l  of 2,790 u n i t s  need 
t o  be b u i l t  by  1995 i n  o r d e r  t o  main ta in  a vacancy r a t e  of 3.5 
p e r c e n t .  They a l s o  show t h a t  i n  1970 t h e  County was 888 u n i t s  
s h o r t  o f  ach iev ing  an adequate  vacancy r a t e .  

A composite p i c t u r e  of the housing need s i t u a t i o n  i n  San Joaquin 
is  provided below: 

COMKNENTS OF HOUSING 
NEED 1970-1995 

CATEGCRY ND. % 

m m  NED 82055 1000 
POP INCREASE 53452 65.1 

L LOSS 21385 261 

Y MAINTAIN 2790 1 4  

Irn 
Y 

%'no 
d 

:- END OVERCROWD 4428 54 z 
u w  
L Y 
D- 

VACANCY RATE 
O - 

By 1995, a t o t a l  o f  82,055 u n i t s  need t o  be b u i l t  t o  adequately  
house the popu la t ion .  This  r e p r e s e n t s  8 5 % p f  t h e  e x i s t i n g  1970 
hous ing  s tock .  By f a r ,  the l a r g e s t  component o f  need is  f o r  
popu la t ion  i n c r e a s e  (65.1  p e r c e n t ) .  U n i t s  needed t o  r e p l a c e  
d e t e r i o r a t e d  u n i t s  account f o r  2 6 . 1  pe rcen t  of all u n i t s  needed. 
The  s m a l l e s t  component of housing need is t o  main ta in  an 
adequate  vacancy r a t e  which accounts  f o r  on ly  3.4 p e r c e n t  of 
t o t a l  need. 

Cur ren t  and Long T e r m  Housing Need 

For purposes  of f u r t h e r  a n a l y s i s ,  t o t a l  housing need i n  San 
Joaquin County h a s  been broken down i n t o  c u r r e n t  hous ing  need, 
1970-1975 and long t e r m  hous ing  need, 1975-1995. 

Examination o f  c u r r e n t  housing need r e v e a l s  t h a t  from 1970 t o  
1975, approximately 25,800 housing u n i t s  w i l l  have t o  be b u i l t  
i n  the County. Th i s  r e p r e s e n t s  over  a q u a r t e r  of t h e  e x i s t i n g  
1970 housing stock. The components of t h i s  need a r e  a s  follows: 

1 
4 
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COMPONENTS OF CURRENT 
NEED 1970 -1975 

- 
CATEGORY NO. Y O  a 100 

_I 80 
2 
260 POP INCREASE 10703 41.4 

5 -  
5 20 MAINTAIN 1270 4.9 

w 
Y 
I 

TOTAL NEED 25826 100.0 

8 LOSS 9425 s 5  
ENDOVERCROWD 4428 17.1 Y 0 

- VACANCY RATE 
0 

! 

The da ta  shows t h a t  while u n i t s  needed f o r  populat ion increase  
is t h e  dominant need category,  u n i t s  needed t o  replace  
d e t e r i o r a t e d  housing is almost of equal  rank. From 1970 t o  
1975, some 10,700 housing u n i t s  have t o  be b u i l t  f o r  populat ion 
increase  and approximately 9,400 t o  replace  obsole te  housing 
u n i t s .  

On an annual b a s i s ,  some 5,165 u n i t s  must be b u i l t  from 1970 
t o  1975 t o  adequately lwuse t h e  populat ion.  Unfortunately,  
b u i l d i n g  permit d a t a  f r o m  1970 t o  1973 revea l s  t h a t  t h e  average 
annual product ion of housing u n i t s  was only 3,252, or 63 
percent  of average annual need. 

HOUSING NEED AND CONSTRUCTION ACTIVITY 

60 

SO AV. ANNUAL NEED SlSZ 

7'' AV. 
YR. Na ANNUALNEED 

l9iu 2678 51.8 
0 1971 3090 59.8 

1972 4046 78.3 z 3 a  
n 1973 3194 61.8 

- " 
g 4.0 

T U ,  

AV A N W L  PROWCTIQ( 3252 

3 - 
1 0  

0 
ISTO mn RIP 
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Examination of long term housing need (1975-1995) r evea l s  t h a t  
some 2 ,811  u n i t s  must be cons t ruc ted  on an annual b a s i s  i n  
o rde r  t o  m e e t  t h e  housing needs of t h e  population. 
of t h i s  need, 2 , 1 3 7 ,  i s  f o r  populat ion increase .  Over t h e  
per iod,  a t o t a l  of 56,229 housing u n i t s  w i l l  be  requi red .  
t h i s  t o t a l ,  42,749 should be cons t ruc ted  f o r  population increase .  
The components of t h i s  need by percentage rank is provided below: 

The majori ty  

Of 

COMPONENTS OF LONG-TERM 
HOUSING NEED 197'5 - 1995 

CATEGORY No. Yo 
TOTAL 56229 100.0 
POP INCREASE 42749 76.0 
LOSS I1960 21.3 
VACANCYRATE 1520 2.7 

Type of Housing U n i t s  Needed 

The proport ion of s ingle- family and mul t ip le  family u n i t s  required 
t o  house the populat ion was based on p a s t  t r e n d s  and on work 
r e c e n t l y  completed i n  t h e  County-wide Transpor ta t ion  Study. 
By 1995, it i s  es t imated  t h a t  t h e r e  w i l l  be an increase  of 
32,043 s i n g l e  family u n i t s  and 28,627 mul t ip le  family u n i t s .  
While t h e  abso lu te  number of s ingle  family u n i t s  i s  g r e a t e r  
than t h a t  f o r  mul t ip le  family u n i t s ,  t h e  percentage of s i n g l e  
fam'ily u n i t s  w i l l  dec l ine  from 80.6 percent  i n  1970 t o  69.9 
percent  by 1995. 
t o  be cons t ruc ted  by 1995 can be expected t o  be multiple- family 
dwell ings.  

This means t h a t  nea r ly  one-half of t h e  u n i t s  

DlSTRlRUTlON OF TOTAL GROWTH 
~~ 

BY TYPEOF UNIT 1970-1995 

I-F M-F %I-F 

I970 77854 18709 80.6 
1995 109897 47336 69.9 
CH4NGE 32043 28627 10.7 

%TOTAL 52.8 422 
(;RowTH 
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SPECIAL HOUSING NEEDS FOR LOW AND MODERATE INCOME HOUSEHOLDS 

The projected housing needs of low and moderate income house- 
holds is  not poss ib le  t o  determine with any degree of r e l i a -  
b i l i t y  because of t h e  complexity and t he  i n t e r r e l a t i onsh ip s  
of t he  va r iab les  involved. What we  can provide is a determina- 
t i o n  of t h e  need f o r  some form of housing ass i s t ance  fo r  t h i s  
group fo r  one point  i n  t i m e ,  t h e  1970 census year .  

Information fo r  lower-income homeowners which would benef i t  
from some form of housing ass i s t ance  has  already been presented 
i n  t h e  t e x t .  Again, t h i s  es t imate  i s  based on budget ca lcula-  
t i o n s  fo r  low budgets by household s i z e  by t h e  Bureau of Labor 
S t a t i s t i c s .  For purposes of t he  estimate, it was assumed t h a t  
a homeowner whose income was less than an amount equal  t o  t h e  
BLS low budget minus housing expenses, was too  poor t o  maintain 
h i s  home even i f  t h e  mortgage was paid o f f .  The r e s u l t i n g  
computations a r e  provided below: 

LOW INCOME HOMEOWNERS NEEDING HOUSING 
ASSISTANCE BY HOUSEHOLD SIZE, 1970 

H.H. SIZE 
TOTAL 

I 
2 
3 
4 
5 
6 

NO. 010 
9796 100.0 
2706 21.6 
301 2 307 
1099 11.2 
955 9.7 
024 0 A 

1200 12.2 

The graph and accompanying information revea l s  t h a t  of t h e  
9,796 lower income owner-occupied households which needed some 
form of housing a s s i s t ance ,  over h a l f ,  58.3 percent ,  w e r e  one or 
two person households. Over one i n  f i v e  households, 21 .1  
percent ,  were 3 and 4 person households. 
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In  der iv ing t he  need f o r  lower income r e n t e r s ,  income da ta  was 
compared t o  1969, Section 235-236 income l i m i t s  by family s i z e  
f o r  San Joaquin County. The subsidy programs set r e n t a l  r a t e s  
a t  25% of monthly income and i n  a c t u a l i t y  a household moving 
i n t o  subsidized housing may expect t o  pay a t  l e a s t  25% of 
income fo r  r e n t .  Out of t he  t o t a l  number of fami l ies  which 
q u a l i f i e d  f o r  subs id ies  on t he  b a s i s  of income, t he r e  w e r e  
those which ac tua l l y  w e r e  spending less than 25% of income 
f o r  r en t .  These households would r e a l i z e  no economic advan- 
tage  i n  rent ing  subsidized housing s ince  t o  do so would 
ac tua l l y  increase t h e i r  housing expense. This number, then, 
was subt rac ted  from the  t o t a l  number e l i g i b l e  fo r  housing 
subsidy i n  order  t o  a r r i v e  a t  t h e  number of e l i g i b l e  households 
spending more than 25% of income on r en t  and who it was assumed 
needed subsidized housing ( s i nce  they could improve t h e i r  
economic s i t u a t i o n  by ren t ing  subsidized housing) .  The number 
of l o w e r  income r en t e r s  needing some form of housing ass i s t ance  
by household s i z e  is give below: 

LOWER INCOME RENTERS NEEDING 
HOUSING ASSISTANCE BY HOUSEHOLD SIZE, 1970 

I .o 

6.0 - - 
0 

5.0 

?? 4.0 

II) 
0 

0 
L w 

A 3.0 

2 2.0 
r 

I .o 

0 

i--t--- 
H.H. SIZE 
TOTAL 

I 
2 

5 
6+ 

' 3 8 4  

NO. 
17777 
6954 
3936 
3975 
I I86 
1726 

% 
100.0 
39.1 
22.1 
22.4 
6.7 
9.7 

I 2 384 5 d H.H. SIZE 

Sign i f i c an t l y ,  one and two person lower income r en t e r  households 
comprised t h r ee  out  of f i v e  ( 6 1 . 2  percent)  r en te r  honseholds 
requ i r ing  some form of housing ass i s t ance .  Three and four 
person households comprised one out of f i v e  such households 
(22.4 pe rcen t ) .  The numbers w e r e  10,890 one and two person 
households and 3.975 t h r ee  and four person households. 

The composite p i c tu r e  of lower income households needing some 
form of housing ass i s t ance  was as follows: 

i 
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LOWER INCOME HOUSEHOLDS 
NEEDING HOUSING ASSISTANCE BY 

HOUSEHOLD SIZE. 1970 

H.H. SIZE NO. % 
TOTAL 27573 100.0 

I 9660 35.0 Y.0 n 
- . 7.0 
0 
0 
0 

8.0 

3 
* s.0 
0 
-I 
0 
I 
"? 
3 
0 r 

w 4.0 

3.0 - 
2.0 

1.0 

0 

2 6948 25.2 
3 8  4 6029 21.9 
5 2010 7.3 
6' 2926 

I 2 3*4 S H.H. SIZE 

In  1970, the re  w e r e  27.573 lower income households i n  t h e  
County which needed some form of housing ass i s t ance .  This 
represented 29.8 percent  of a l l  households i n  t h e  County, 
o r  near ly  one out  of every t h r ee  households i n  1970. By f a r  
the.most  s i g n i f i c a n t  need recorded was t h a t  for s ingle  person 
households. I n  1970, t he r e  w e r e  9,660 such households. This 
number represented 35 percent  of t h e  t o t a l  number of households 
requ i r ing  ass i s t ance  and 54 percent of a l l  s i ng l e  person 
households. 

10.6 

i 
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tion II: 
OBSTACLES 
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INTRODUCTION 

:aints  to  meeting the Iden t i f i ca t ion  of t h e  obs tac les  and constr 
housing need a re  based on the quantat ive  f indings of t h e  
Housing Needs Section,  interviews with businessmen, profess ionals ,  
community ac t ion  groups, publ ic  servants  and res idents :  ,and.on 
s p e c i a l  s tud i e s  done within t h e  County. To some ex ten t ,  t h e  
f indings of t h e  Obstacles and Constraints  Section a r e  more 
subject ive  than those of t h e  preceding Housing Needs Section: 
bu t  then, obs tac les  t o  meeting housing needs range from r a c i a l  
pre judice  t o  s e w e r  t reatment f a c i l i t i e s .  It is  f a r  e a s i e r  t o  
quant i fy  t he  obs tac les  t o  s e w e r  l i n e  extensions, than it .isi..to 
i den t i fy  the of ten  sub t l e  expression of r a c i a l  or economic 
discrimination.  Moreover, some obs tac les  exist only i n  t h e  

perceived cons t r a in t s  a r e  not  a s  rea l :  they are.  
explored and ac t ions  t o  overcome t h e m  a r e  equal ly  as import 
a s  the neces s i t y  t o  provide potable  water . .  D e s i r a b i l i t y  of 
housing is  very much i n  t h e  eye of t h e  res ident .  Few groups 
of people w i l l  seek exac t ly  t h e  same type of dwelling i n  t h e  
same area i n  t h e  same price range. Thus how people view t h e  
opportuni t ies  and choice ava i l ab l e  t o  t h e m :  how they view t h e  
community, i t s  se rv ices  and a t t i t u d e s :  and how they view the 
area  a r e  c r i t i c a l  i n  meeting t h e i r  perceived housing needs. 

The County provides tremendous va r i e ty  i n  housing types and 
locations--from r u r a l  and farm t o  country estateszbfrom.*,high",*., 
densi ty  urban t o  suburban. 
This repor t  examines t he  obs tac les  and cons t ra in t s  t o  develop- 

i n  Sec t ion  I11 w i l l  examine programs w h i c h  can be undertaken 
t o  overcome t h e  obs tac les  i d e n t i f i e d  f o r  each of t h e  sub-areas 
of t he  County. 

, __  . .. . mind.,of the individual .  This. i s , . n o t .  to. say. .that...khese- _-:, . 
They must be 

. .  
. .  

. .. . . - , ,. 
Each area  has  i t s  a s s e t s  and appeal. 

i 
ment o f . t h e s e  various areas .  The act ion program which follows .- 

j 

-4  

This sect ion w i l l  1) descr ibe  t h e  immediate and an t ic ipa ted  
c o s t s  of providing housing: 2 )  i den t i fy  t h e  s o c i a l  and r e l a t ed  
problems which present  obs tac les  and cons t ra in t s  t o  meeting 
cur ren t  and long-term housing needs of t h e  various communities; 
and 3 )  examine the  cons t r a in t s  faced by public agencies i n  the 
County i n  meeting housing needs. 

This repor t  i s  not intended t o  make problems s e e m  so over- 
whelming t h a t  t h e  p a r t i c i p a t i n g  communities w i l l  feelunable t o  
provide adequate housing for t h e i r  res iden ts .  Rather. its 
i n t e n t  i s  t o  i den t i fy  those obs tac les  which impede meeting t h e  
housing need. The Action Program w i l l  attempt t o  i den t i fy  
v iab le  so lu t ions  which l o c a l  governmental agencies, res iden ts ,  
and businessmen can undertake t o  overcome t h e  i den t i f i ed  
obs tac les  and cons t ra in t s .  Action is the  t h rus t  of t h e  
Housing Element. Iden t i fy ing  t h e  obstacles  and cons t ra in t s  
i s  a means t o  s e t t i n g  p r i o r i t i e s  f o r  s e l ec t ing  the  per t inen t  
and most e f f ec t ive  a l l oca t ion  of t he  communities' scarce 
resources t o  meet t he  housing need. 
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COST OF MEETING HOUSING NEED 

H v a r i e t y  of t y p e s  of c o s t s  a r e  involved i n  meeting t h e  housing 
needs i n  t h e  County. F i r s t  a r e  t h e  c o s t s  of c o n s t r u c t i o n ,  
s t r o n g l y  in f luenced  by t h e  c o s t  of  l a b o r  and m a t e r i a l s .  Second, 
t h e r e  i s  t h e  c o s t  o f  l and .  I n  San Joaquin County t h e  va lue  o f  
land i s  a l s o  a f f e c t e d  by i t s  l o c a t i o n ,  zoning,  and a v a i l a b i l i t y .  
A t h i r d  c o s t  of housing i s  t h e  a v a i l a b i l i t y  and p r i c e  o f  money. 

The focus  of t h i s  s e c t i o n  is on how t h e s e  c o s t s  w i l l  a f f e c t  
meeting t h e  housing need e s t a b l i s h e d  f o r  t h e  County. Costs  
change so r a d i c a l l y  from yea r  t o  yea r  no a t tempt  i s  made t o  
p r o j e c t  f u t u r e  c o s t s .  T h e  purpose i s  t o  o u t l i n e  t h e  f a c t o r s  
comprising the c o s t  of  meet ing the housing need and t o  make 
no te  of t h o s e  f a c t o r s  which a r e  p e c u l i a r  t o  San Joaquin County 
and a r e  s i g n i f i c a n t  o b s t a c l e s  t o  current  and f u t u r e  development 
i n  t h e  a r e a .  

COST OF CONSTRUCT ION 

Costs  o f  c o n s t r u c t i o n  and r e p a i r s  a r e  d i f f i c u l t  t o  determine 
because of a c c e l e r a t i n g  i n f l a t i o n .  I n  a d d i t i o n ,  t h e  c o s t  of a 
house depends upon i t s  s i z e ,  l o c a t i o n  and t h e  q u a l i t y  of 
m a t e r i a l s  used i n  i t s  c o n s t r u c t i o n .  

Discuss ions  w i t h  l o c a l  c o n t r a c t o r s  and b u i l d i n g  o f f i c i a l s  
i n d i c a t e  t h a t  t h e r e  is l i t t l e  d i f f e r e n c e  i n  per square  f o o t  
costs for s i n g l e  fami ly  r e s i d e n c e s  i n  v a r i o u s  p a r t s  o f  San' 
Joaquin County. The main f a c t o r  which could make a d i f f e r e n c e  
i n  the c o s t  of  housing w i t h i n  the County i s  whether o r  n o t  
union labor i s  used.  

The magazine, Bui ld inq  S tanda rds ,  e s t i m a t e s  t h e  average c o s t  
o f  r e s i d e n t i a l  c o n s t r u c t i o n  i n  d i f f e r e n t  p a r t s  of the count ry .  
I n  J u l y  1974 t h e y  e s t ima ted  t h e  c o s t  per square  f o o t  f o r  an 
average q u a l i t y  s i n g l e  f ami ly  r e s i d e n t i a l  b u i l d i n g  i n  an a r e a  
l i k e  San Joaquin  County a s  $19.74 a square  foo t .  Custom-built 
houses c o s t  $26.25 per square  f o o t .  Thus, an average 1 ,500  
square  f o o t  house would c o s t  approximately $29,610 and an 
average 1,000 square  f o o t  house $19,740.  These c o s t s  a r e  
based on meeting the s t a n d a r d s  of t h e  Uniform Bui lding Code 
and inc lude  a l l  c o n s t r u c t i o n  c o s t s  p l u s  a 10  pe rcen t  p r o f i t .  
They do not, however, i nc lude  the price o f  l and .  If a s i n g l e -  
fami ly  s t r u c t u r e  w e r e  f o u r  t i m e s  t h e  va lue  of t h e  l o t  it is  
b u i l t  on,  the s a l e  price of the average 1.500 square  f o o t  
house i n  San Joaquin  County would approximate $37,000: t h e  
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average 1 ,000 square  f o o t  house n e a r l y  $25,000. A custom 
house of 1 ,500 square  feet  would c o s t  over $49,000; a 1 ,000  
square  f o o t  house almost $33,000. These f i g u r e s  do n o t  
inc lude  the c o s t  of  a p r i v a t e  garage.  P r i v a t e  deve lopers  i n  
t h e  Stockton Area i n d i c a t e  t h a t  c o s t  f i g u r e s  a r e  a c t u a l l y  
somewhat h ighe r  than t h e  preceding computations.  

Although t h e  impact of  i n f l a t i o n  on cons t ruc t ion  c o s t s  i s  ha rd  
t o  e s t ima te ,  a comparison of average va lues  of b u i l d i n g  permits 
i s sued  i n  t h e  C i ty  o f  Stockton from 1960 t o  1969 r e v e a l s  a 
44% i nc rease  i n  average va lue  o f  s t r u c t u r e  from $13,529 t o  
$19,501. I n  the same p e r i o d  t h e  average s ing le- fami ly  
r e s idence  i n  the County increased  109 pe rcen t  from $9,976 i n  
1960 t o  $20,883 i n  1969. These d i f f e r e n c e s  i n  average va lue  
reflect  no t  on ly  d i f f e r e n t  cons t ruc t ion  c o s t s  betweeen C i t y  
and County, b u t  d i f f e r e n c e s  i n  s i z e  o f  the u n i t  being b u i l t .  
The t o l l  o f  i n f l a t i o n  over the decade is  most l i k e l y  c l o s e r  
t o  t h e  4.4% annual  i n c r e a s e  i n  t h e  C i t y  than  the 10.9% i n c r e a s e  
i n  t h e  County. This  i n c r e a s e  i n  va lue  does n o t  inc lude  the 
price of land.  

While no average c o s t s  per u n i t  t r e n d s  a r e  a v a i l a b l e  f o r  
m u l t i p l e  family  u n i t s ,  t h e  average cost per u n i t  cons t ruc t ed  
i n  Stockton i n  1969 was $12,132. Multiple u n i t s  i n  the C i t y  
c o s t  some 6 pe rcen t  l e s s ,  on t h e  average,  t han  s i n g l e  family  
r e s idences  i n  1969. 

It  i s  a l s o  d i f f i c u l t  t o  e s t i m a t e  t h e  c o s t  of  redevelopment and 
renova t ion  because u s u a l l y  t h i s  i s  done on a p r o j e c t  b a s i s .  
However, some f i g u r e s  a r e  a v a i l a b l e  from p r o j e c t s  c u r r e n t l y  
underway o r  j u s t  completed. I n  S tock ton ’ s  Knights Addi t ion ,  
t h e  es t imated  average c o s t  of r e h a b i l i t a t i o n  i s  between $9,000 
and $10,000 a house o r  about $11.25 t o  $12.50 a square  f o o t .  

Improving t h e  e x i s t i n g  housing s tock  by e i t h e r  renewal o r  code 
enforcement r e q u i r e s  improvement ( f r e q u e n t l y  c o n s t r u c t i o n )  of  
public f a c i l i t i e s  (curbs,  gutters, s idewalks ,  sewers, and 
s t r e e t  r e p a i r ) .  While these s e r v i c e s  u s u a l l y  a r e  p u b l i c a l l y  
funded, the i r  c o s t  i s  an i n t e g r a l  p a r t  of  improving or redevelop-  
i n g  a r e s i d e n t i a l  a r e a .  C i t y  of Stockton e s t i m a t e s  these p u b l i c  
f a c i l i t y  improvements c o s t  from $80 t o  $130 per l i n e a l  f o o t .  
T o  i l l u s t r a t e  an o rde r  of magnitude, assume $100 per f o o t  f o r  
p u b l i c  improvements and $7000 pe r  u n i t  for r e h a b i l i t a t i o n .  
One m i l e  of  street w i t h  90 u n i t s  on each s i d e  would c o s t  
$1,788,000. The C i ty  of Tracy e s t i m a t e s  s treet  c o n s t r u c t i o n  
and r e p a i r  s l i g h t l y  higher because l o c a l  so i l  c o n s t i t u t i o n  
r e q u i r e s  a d d i t i o n a l  foundat ion p repa ra t ion .  
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T h e  fo regoing  f i g u r e s  p rov ide  some i n s i g h t  i n t o  t h e  f i n a n c i a l  
magnitude of adequa te ly  housing t h e  popula t ion  of the County. 
A s  i n f l a t i o n  con t inues ,  t h e s e  c o s t s  w i l l  only  i nc rease .  The 
Federal  Bureau o f  Economic Analys i s  c a l c u l a t e  t h a t  i n f l a t i o n  
caused a 21% i n c r e a s e  i n  t h e  cost of housing ( i n c l u d i n g  
mortgage r a t e s  and r e n t a l s )  from 1962 t o  1972 .  A s i m i l a r  
i n c r e a s e  i n  t h e  decade of the s e v e n t i e s  and e i g h t i e s ,  no t  
matched by increased  e a r n i n g s ,  cou ld  have a s i g n i f i c a n t  and 
nega t ive  impact on meeting t h e  a d d i t i o n a l  housing need i n  the 
county.  

A bet ter  unders tanding of t h e  causes  o f  the inc rease  i n  con- 
s t r u c t i o n  c o s t s  exper ienced i n  the County over the p a s t  10 
y e a r s  i s  achieved when one examines t h e  major component of  the 
c o s t  o f  meeting the housing need: l and ,  l a b o r ,  m a t e r i a l s  and 
capital-mortgage/investment, income. Because t h e r e  a r e  
f a c t o r s  which a f f e c t  each o f  these components, they w i l l  be 
examined s e p a r a t e l y .  

*COST OF LAND 

It is g e n e r a l l y  agreed t h a t  the cost of land i s  a less important  
f a c t o r  i n  the i n c r e a s i n g  c o s t  o f  housing i n  t h e  County t h a n  t h e  
c o s t  of m a t e r i a l  and l a b o r .  Usua l ly ,  b u i l d i n g  s i tes  served by 
p u b l i c  f a c i l i t i e s  command a h i g h e r  price than  s i tes  n o t  served.  
In  t h e  p a s t  f e w  y e a r s  the p r i c e  o f  l a r g e  r u r a l  l o t s  i n  San 
Joaquin County inc reased  s i g n i f i c a n t l y .  These l o t s  a r e  d e s i r e d  
by County r e s i d e n t s  and, i n c r e a s i n g l y ,  by people i n  t h e  Eas t  
Bay.Area who wish t o  move t o  t h e  "country ."  This  demand h a s  
been p a r t i c u l a r l y  noted i n  t h e  Tracy Area which is r e l a t i v e l y  
close t o  Livermore and t h e  Eas t  Bay communities. Property 
ready for immediate development i s  10 t o  16 pe rcen t  higher i n  
Tracy t h a n  i n  the rest of the County. However, land n o t  y e t  
ready f o r  development i n  t h e  Tracy Area costs less than  i n  
o t h e r  p l a c e s  i n  the County. Rural  p r o p e r t y  a r m n d  Tracy h a s  
been i n c r e a s i n g  i n  va lue  about t w i c e  a s  f a s t  a s  o t h e r  p rope r ty ,  
r e f l e c t i n g  t h e  demand for "count ry"  s i tes .  However, i n  the 
l a s t  s i x  months o f  1972 t h i s  price i n c r e a s e  l e v e l e d  o f f  and is 
expected t o  a p p r e c i a t e  a t  t h e  same r a t e  a s  C i t y  land: b a s i c a l l y  
t h e  same r a t e  a s  i n f l a t i o n .  T h i s  seems t r u e  f o r  t h e  County a s  
a whole. 

S c a r c i t y ,  l o c a t i o n  and a c c e s s i b i l i t y  a r e  major f a c t o r s  i n  d e t e r -  
mining t h e  va lue  of t h e  land .  For example, land i n  Thornton, 
which is f a i r l y  i s o l a t e d  today ,  may command a h ighe r  price 
a f t e r  I n t e r s t a t e  5 i s  completed. The highway w i l l  make t h e  
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community more a c c e s s i b l e  b u t  demand for development must a l s o  
exist  for t h e  price o f  l and  t o  i nc rease .  Thornton must compete 
w i t h  other p l a c e s  a l s o  made more a c c e s s i b l e  by 1-5 and must be 
i d e n t i f i e d  a s  b e i n g  a bet ter  s i t e  f o r  development. Competition 
w i l l  be based on environment, a v a i l a b i l i t y  and c o s t  o f  p u b l i c  
s e r v i c e s  such a s  wate r ,  s e w e r  and storm d r a i n s .  Local  govern- 
m e n t ' s  a t t i t u d e  toward development is a l s o  a f a c t o r .  

Study i n d i c a t e s  t h a t  t he  p r i c e  o f  l and  w i l l  n o t  be a major 
f a c t o r  i n  dec id ing  whether housing w i l l  be b u i l t  i n  Thornton 
o r  any o t h e r  community i n  the County. Far  more important  w i l l  
be t h e  cost and a v a i l a b i l i t y  of p u b l i c  s e r v i c e s ,  the c o s t  of  
c o n s t r u c t i o n  m a t e r i a l s  and l abo r ,  and the c o s t  o f  money. 

*COST OF MATEREGS 

In te rv iews  w i t h  bankers ,  r e a l t o r s ,  deve lopers ,  and p u b l i c  
o f f i c i a l s ,  such a s  b u i l d i n g  i n s p e c t o r s  and County A s s e s s o r ' s  
s t a f f ,  confirm t h a t  the most s i g n i f i c a n t  element i n  t h e  i nc rease  
i n  the c o s t  o f  hous ing  i s  the c o s t  o f  m a t e r i a l s :  p a r t i c u l a r l y ,  
one banker  po in t ed  out t h a t  lumber even inc reased  i n  cost 
du r ing  t h e  Phase I1 wage-price freeze, a s  a r e s u l t  o f  loop- 
h o l e s .  Since lumber is the primary m a t e r i a l  i n  most types  of 
r e s i d e n t i a l  c o n s t r u c t i o n ,  i t s  price h a s  a l a r g e  impact on the 
va lue  of the structure. I n  San Joaquin County, according t o  
t h e  A s s e s s o r ' s  O f f i c e ,  t h e  i n c r e a s e  i n  cost o f  m a t e r i a l s ,  
p a r t i c u l a r l y  lumber, ha s  r e s u l t e d  i n  i nc reased  market va lue  o f  
e x i s t i n g  housing u n i t s .  

Bui lding codes i n  San Joaquin County g e n e r a l l y  permit t h e  use  
of p l a s t i c  p ipe  which is  less expensive t o  i n s t a l l  because o f  
t h e  t i m e  it saves .  P l a s t i c  pipe i s  impervious t o  a c i d  and other 
components of  t h e  Val ley  s o i l  and so p ipes  can be rep laced  
less frec$ently. 

Most people  in te rv iewed s a i d  t h a t  other b u i l d i n g  m a t e r i a l s  
had inc reased  i n  price b u t  n o t  a s  much a s  lumber. Whether 
b u i l d i n g  m a t e r i a l s  con t inue  t o  i n c r e a s e  i n  price so t h a t  they  
cont inue a s  a major c o s t  f a c t o r  i n  r e s i d e n t i a l  development i n  
t h e  f u t u r e  w i l l  depend, t o  some e x t e n t ,  on the supply and demand. 
Since a l l  e s t i m a t e s  i n d i c a t e  a h i g h  l e v e l  o f  n a t i o n a l  housing 
s t a r t s  every yea r  i n  the fo re seeab le  f u t u r e ,  it seems l i k e l y  
t h a t  b u i l d i n g  m a t e r i a l s  w i l l  con t inue  t o  i n c r e a s e  i n  c o s t ,  
b u t  t h e  r a t e  o f  t h a t  i n c r e a s e  i s  impossible t o  determine.  It  
is  s a f e  t o  assume, however, t h a t  m a t e r i a l s  w i l l  con t inue  t o  be 
a major, i f  no t  the major, cost i n  r e s i d e n t i a l  c o n s t r u c t i o n  i n  
t h e  f u t u r e .  
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*COST O F  LABOR 

Almost wi thout  except ion ,  t h o s e  in te rv iewed about the c o s t  o f  
c o n s t r u c t i o n , t h e  i n c r e a s i n g  c o s t  o f  l a b o r w s  t h e  second most 
s i g n i f i c a n t  f a c t o r  i n c r e a s i n g  cost  of  cons t ruc t ion  i n  t h e  
County. Three f a c t o r s  w e r e  most f r e q u e n t l y  c i ted a s  major 
c o n t r i b u t o r s  t o  the h i g h  c o s t  o f  l abo r  i n  t h e  County: S t rong  
Union c o n t r o l ,  shop c o n t r o l ,  and proximity  t o  t h e  Bay Area. 

Most b u i l d i n g  t r a d e s  i n  San Joaquin County a r e  unionized.  
Unions o b t a i n  f o r  the i r  members s u b s t a n t i a l  insurance and 
h e a l t h  b e n e f i t s .  Costs  f o r  t h e s e  b e n e f i t s  a r e  passed a long 
i n  the hour ly  r a t e s  charged.  On the other hand, c e r t a i n  l e v e l s  
of  s k i l l  a r e  g e n e r a l l y  r equ i r ed  f o r  union membership so unioni-  
z a t i o n  prov ides  some c o n t r o l  over q u a l i t y  o f  work done. 

I n  S t a n i s l a u s  County, t o  t h e  south of San Joaquin,  l a b o r  is n o t  
a s  h i g h l y  organized .  Much of t h e  r e s i d e n t i a l  development i n  and 
around Manteca is  done by c o n t r a c t o r s  and non-union l abo r  from 
S t a n i s l a u s  County. Some people in te rv iewed maintained t h a t  
houses  c o s t  less i n  t h e  Manteca a r e a ,  i n  p a r t  because of the 
lower cost  o f  l a b o r .  It i s  no tab l e  t h a t  union spokesmen 
in te rv iewed recognized t h a t  non-union l a b o r  work on r e s i d e n t i a l  
c o n s t r u c t i o n  exists  i n  t h e  Manteca a r e a  b u t  it was po in t ed  ou t  
t h a t  t h i s  p r a c t i c e  does no t  occur n o r t h  of Manteca i n  San 
Joaquin County. 

Two of the major unions a c t i v e  i n  r e s i d e n t i a l  c o n s t r u c t i o n  a r e  
plumbers and e l e c t r i c i a n s .  I n  San Joaquin County b o t h  of 
these unions  a r e  shop c o n t r o l l e d .  This means t h a t  the on ly  
way a union plumber or e l e c t r i c i a n  can be hired f o r  a j o b  is  
through a c o n t r a c t o r .  T h i s  au toma t i ca l ly  adds 10 p e r c e n t  
overhead t o  t w o  of t h e  most c o s t l y  types of l abo r  r equ i r ed  i n  
r e s i d e n t i a l  c o n s t r u c t i o n .  I n  San Joaquin County the o t h e r  two 
key r e s i d e n t i a l  c o n s t r u c t i o n  unions ,  p a i n t e r s  and c a r p e n t e r s ,  
a r e  no t  shop c o n t r o l l e d .  Shop c o n t r o l  v a r i e s  from county t o  
county,  depending upon t h e  s t r e n g t h  o f  the p a r t i c u l a r  union 
i n  t h e  a r e a .  

A t h i r d  f a c t o r  a f f e c t i n g  t h e  c o s t  o f  l a b o r  i n  San Joaquin County 
is i t s  proximity  t o  the Bay Area l a b o r  market.  Hourly wage 
r a t e s  i n  San Joaquin County a r e ,  i n  some c a s e s ,  h i g h e r  t han  
i n  o t h e r  Val ley coun t i e s  because of the proximity  and com- 
p e t i t i o n  wi th  t h e  Bay Area f o r  some types  of l abor .  When con- 
s t r u c t i o n  slows i n  San Joaquin County it is not  unusual  f o r  
union l a b o r  t o  commute t o  t h e  Eas t  Bay f o r  work. This happened 
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i n  t he  ea r ly  1970's with such unions a s  t he  Operating Engineers. 
Unions have arrangements where they no t i fy  thei r  a f f i l i a t e s  i f  
the re  i s  a g r ea t e r  need f o r  labor i n  t h e i r  area than t h e i r  
loca l  members can supply. A s  a r e s u l t ,  t h e  higher  Bay Area 
wage r a t e s  a r e  r e f l e c t ed  i n  t he  standard r a t e s  i n  San Joaquin 
County. 

*COST O F  CAPITAL 

There a r e  two kinds of c a p i t a l  involved i n  providing housing: 
c a p i t a l  used by developers f o r  i n i t i a l  s i t e  preparat ion and 
const ruct ion  and c a p i t a l  used by t he  home buyer. The ava i l-  
a b i l i t y  and p r i c e  of both types a f f e c t  t h e  cos t  of housing. 

Development c a p i t a l  i s  short- term, borrowed a t  commercial 
r a t e s ,  which tend t o  be considerably higher  than mortgage ra tes .  
In t h e  pas t ,  banks have been r e luc t an t  t o  make l a rge  commercial 
loans t o  developers. However, more recent ly ,  banks have come 
t o  recognize t h a t  t h e  g rea t  demand fo r  housing makes these loans 
p ro f i t ab l e .  NOW, banks a r e  ac t i ve ly  seeking i n t e r i m  development 
loans.  I n t e r e s t  r a t e s ,  f o r  commercial loans,  a r e  cur ren t ly  
about 15 t o  18 percent .  

Mortgages a r e  long term loans.  Often mortgage money is  t he  
cheapest money ava i l ab le  from lending i n s t i t u t i o n s .  Currently 
the r a t e s  on acceptable u n i t s  f o r  25 years  with 20 percent 
down run about 9% t o  9% percent .  

Frequently, lenders  a l s o  charge borrowers po in t s  or a given 
percent of t he  loan which covers t h e  adminis t ra t ive  cos t s  and 
r e f l e c t s  t he  supply of mortgage money. Currently lenders  a r e  
charging 1 t o  2 po in t s  (1 t o  2 percent of the t o t a l  value of 
the loan ) .  

A s  t h e  prime i n t e r e s t  r a t e  f luc tua tes ,  so does t he  cost  of 
mortgage money. In 1969 and ea r ly  1970 prime r a t e s  increased 
t o  t he  point  where mortgage money was going a s  high as  9 
percent  with 4 and 5 points .  Effec t ive ly ,  th is  high cos t  of 
c a p i t a l  discouraged borrowing and was a major cont r ibutor  t o  
t h e  reduction i n  housing s t a r t s  during 1969 and 1970. Recent 
increases in prime i n t e r e s t  ra tes  ind ica te  t h a t  t h i s  same high 
cos t  of c a p i t a l  has caused a decl ine i n  housing s t a r t s  i n  l a t e  
1973  and may continue i n  1974. 

! 
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What t h e s e  i n t e r e s t  r a t e s  do t o  t h e  cost  of housing is c l e a r l y  
i n d i c a t e d  by t h e  example o f  buying a $25,000 house. A t  9% 
pe rcen t  wi th  a 20 pe rcen t  down payment and one p o i n t ,  it would 
c o s t  $48,556 t o  pay o f f  t h e  mortgage. A t  % pe rcen t  a t  25 
y e a r s  a t  t w o  p o i n t s ,  the same house would c o s t  $49,625 o r  2 
pe rcen t  more. Therefore ,  it is c l e a r  t h a t  t h e  cost of mortgage 
money h a s  a s i g n i f i c a n t  impact on the cost of housing.  Not 
on ly  does it i n f l a t e  t h e  purchase  price, it is s c a r c e  enough 
t h a t  l ende r s  use  r i go rous  c r i t e r i a  t o  determine e l i g i b i l i t y  
f o r  l oans .  Thus, many people  a r e  unable  t o  f i n d  houses which 
meet the c r i t e r i a  or d o n ' t  have s u f f i c i e n t  incomes t o  a f f o r d  
t o  buy a house.  Monthly payments on t h e  $25,000 house would 
be $144.00 a t  9% pe rcen t  and $146 a t  9% pe rcen t .  In  bo th  
ca ses ,  t h e  buyer  would have t o  have a $5,000 down payment and 
ano the r  $400 t o  $800 f o r  p o i n t s .  Based on a s t anda rd  formula 
of buying a house,  no more t h a n  2% t i m e s  the annual  s a l a r y ,  
t h e  borrower for the $25,000 house should ea rn  a minimum of 
$10,000 a year .  Monthly payments on a $16,000 house would 
be $92.00 a t  9% pe rcen t  and $93 a t  9+ pe rcen t .  I n  both 
c a s e s  the buyer  would have t o  p u t  $3,200 down and another  
$270 t o  $650 f o r  p o i n t s .  Based on a t w o  and h a l f  times income 
a s  a l i m i t  for  borrowing,  the purchaser  should ea rn  a minimum 
of $6,400 a y e a r  for t h e  $16,000 home. 
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SOCIAL AND RELATED PROBLEMS IN MEETING THE HOUSING NEED 

FAMILY 
INCOME 

HOUSING 
AND 

AS A CHILD 
. 

Another f a c t o r  c l o s e l y  r e l a t e d  t o  the  provis ion  of adequate 
housing is educat ion.  
rece ives ,  i n  t u r n ,  a f f e c t s  t h e  l e v e l  of  income and the  number 
of occupat ional  choices  he or she has.  The following diagram 
o u t l i n e s  the i n t e r a c t i o n  of  t h e s e  f ac to r s :  

The amount of education a person 

OCCUPATION CHILDS 
--L AND 

INCOME 

L. ADULT'S 
EDUCATION 

HEALTH AND 

MEDIAN NUMBER OF SCHOOL YEARS COMPLETED 
BY EMPLOYED MALES 25-64 BY TOTAL INCOME IN 1969 

FOR THE UNITED STATES* 

INCOME 

$ 999 OR LESS 
$I, O W  - 2,999 

$4.000 - 4,999 
$5.000 - 6.999 

$3000 - 3,999 

$7,000 - 9,999 
$10,000 - 14,999 

$15,000 - 24,999 

$25,000 

MEDIAN NO. OF SCHOOL 
YEARS COMPLETED 
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8.5 
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I I .3 
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i 
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The educa t iona l  a t t a inmen t  of a d u l t s  25 and over  i n  the County 
i s  provided below: 

PERCENT OF ADULTS 25 YEARS AND OVER 
WITH VARIOUS LEVELS OF SCHOOLING 

niGn 

ELEMENTARY ELEMENTARY scnooL COLLEGE MEDIAN NO 

NO’ 4 YEARS 8 YEARS 4 YEARS 4 YEARS SCHOOL YEARS 

PLACE SCHOOLllPG OR LESS OR LESS OR MORE OR MORE COMPLETED 
;ALIFORNIA 1.5 4.3 19.8 62.6 13.4 12.4 

;AN JOAOUIN CWNTY 2.9 8.6 31.3 49.4 8 .O 11.9 

T h e  d a t a  i n d i c a t e s  t h a t  t h e  percen tage  of a d u l t s  i n  t h e  County 
w i t h  no school ing  i s  almost  t w i c e  t h a t  for t h e  S t a t e  and t h a t  
a s i g n i f i c a n t  percen tage  of t h e  a d u l t  popula t ion ,  3 1 . 3  pe rcen t ,  
had 8 y e a r s  o r  less of school ing.  The t o t a l  number o f  a d u l t s  
25 y e a r s  and over  who had 8 y e a r s  o r  less of elementary school  
i n  t h e  County was 49,518. These i n d i v i d u a l s ,  based on the 
n a t i o n a l  figures comparing educa t ion  and income, would appear 
t o  be i n  a d i f f i c u l t  p o s i t i o n  t o  compete f o r  s tandard  housing 
accommodations. 

The l e v e l  o f  educa t iona l  a t t a inmen t  f o r  minor i t y  groups i n  
San Joaquin County i s  cons iderab ly  lower t han  t h a t  f o r  the 
genera 1 popula t ion .  

PERCENT OF ADULTS 25 YEARS AND OVER 
WITH VARIOUS LEVELS OF SCHOOLING BY RACE 

HIGH 

ELEMENTARY ELEMENTARY SCHOOL COLLEGE MEDIAN NO. 

No. 4 YEARS OR 8 YEARS OR 4 YEARS 4 YEARS SCHOOL YEARS 

RACE SCHOOLING LESS LESS OR MORE OR MORE COMPLETED 
$LL RACES 2.9 8.6 31.3 49.4 8.0 11.9 

ILAW 2 . 9  12.8 40.1 31.3 4.2 10.0 

iPANlSH 8.8 23.2 49.8 31.1 2 . 9  9.0 ~ .. 
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For t h e  Black popula t ion ,  t h e  percentage o f  t h e  popula t ion  who 
had 8 y e a r s  of  e lementary school  o r  less was 40 .1  percen t :  
f o r  t h e  Spanish language o r  Spanish surname popula t ion ,  the 
percen tage  was even h i g h e r ,  49.8 pe rcen t .  T h e  t o t a l  number 
of Black and Spanish a d u l t s  25 y e a r s  and over  who had eight 
y e a r s  of school ing  o r  less was 14,060.  

EMPLOYMENT 

Employment is an important  f a c t o r  when one cons ide r s  the a v a i l -  
a b i l i t y  of c a p i t a l  f o r  housing.  Steady employment is a requirement 
f o r  q u a l i f y i n g  f o r  f i nanc ing  and having r e sou rces  t o  main ta in  
a house i n  good cond i t i on .  Fo r  t h e  p a s t  two decades ,  San Joaquin 
County h a s  been d i s t i n g u i s h e d  by  i ts  h igh  r a t e  o f  unemployment. 
In  t h e  l a t e  1960 ' s  and e a r l y  1970 's  unemployment i n  t h e  County 
has  been a s  h i g h  a s  10  pe rcen t .  I n  a d d i t i o n ,  underemployment 
is a l s o  a f a c t o r  i n  purchas ing  and main ta in ing  housing.  Under- 
employed people  w o r k  on ly  p a r t  o f  t h e  yea r  or can on ly  f ind 
pa r t- t ime  work. Underemployment is a s i g n i f i c a n t  problem i n  
an a r e a  t i e d  t o  a g r i c u l t u r e ,  such a s  San Joaquin County. 

Examination of a v a i l a b l e  census  d a t a  on t h e  County's  work 
f o r c e  prov ides  some i n s i g h t  i n t o  t h e  magnitude and extent  of  
unemployment 3nd underemployment i n  t h e  County. 

The peak p a r t i c i p a t i o n  age f o r  males i n  t h e  County is 25-64 
y e a r s ,  r e g a r d l e s s  of r ace .  However, t h e  p a r t i c i p a t i o n  r a t e s  
(pe rcen t  of e l ig ib le  workers t o  t h o s e  a c t u a l l y  working) a r e  
n o t  a s  high f o r  Blacks o r  Spanish surnamed males a s  for the 
t o t a l .  

The p e r i o d  o f  maximum p a r t i c i p a t i o n  f o r  women i n  t h e  County 
l abo r  force is less c l e a r l y  def ined .  T h e  p a r t i c i p a t i o n  r a t e  
f o r  a l l  females remains f a i r l y  cons tan t  a t  about 40 pe rcen t  
between 20 and 64 yea r s .  P a r t i c i p a t i o n  of Spanish surnamed 
women i n  t h e  l a b o r  f o r c e  seems t o  peak t w i c e ,  once a t  20-21 
and aga in  a t  35-44, l eav ing  p a r t i c i p a t i o n  low du r ing  t h e  
average ch i ld- bea r ing  yea r s .  P a r t i c i p a t i o n  by Black women 
i s  more c o n s i s t e n t  t han  f o r  Spanish surnamed, w i t h  the peak 
between 35 and 44 yea r s .  It is no tab le ,  however, t h a t  Black  
women i n  the County do n o t  e n t e r  t h e  l abo r  f o r c e  a s  e a r l y  a s  
Spanish surnamed o r  a l l  women. 
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In  examining p a r t i c i p a t i o n  i n  the work f o r c e  it i s  a l s o  s i g n i -  
f i c a n t  t o  no te  the number o f  weeks worked by var ious  age 
groups.  S i x t y  percen t  of  t h e  men 16 y e a r s  and over  employed 
i n  the County worked 50 t o  52 w e e k s  i n  1969. 
percent of t h e  males 16-24 worked 50-52 weeks. Twenty- three 
pe rcen t  of t h e  men i n  the County l a b o r  f o r c e  worked 27-49 
w e e k s  i n  1969, and 16 p e r c e n t  of  the males worked 26 w e e k s  
o r  less.  
working 26 w e e k s  o r  less drops  t o  6.7 p e r c e n t ,  i n d i c a t i n g  t h a t  
t h e r e  is  more underemployment among those  males 16-24 and over  
65 than  among 25-64. (However, t h e  f a c t  t h a t  underemployment 
does  ex i s t  f o r  some 25 p e r c e n t  of  t h e  25-64 year  old males i n  
the County cannot be ignored.)  

Compared t o  the n a t i o n  a s  a whole, a g r e a t e r  percentage of 
women a r e  p a r t i c i p a t i n g  i n  the County's  l a b o r  fo rce .  The 
m a j o r i t y  of t h e s e  women i n  the County a r e  employed on ly  p a r t -  
t i m e .  
a r e  employed 26 w e e k s  o r  less a yea r .  However, €or wamen 
40-59 y e a r s  o l d  i n  t h e  County, the m a j o r i t y  a r e  employed a t  
l e a s t  27 weeks. Thus, young women in San Joaquin County a r e  
r e c e i v i n g  more par t- t ime  work wh i l e  t h e  o l d e r  women a r e  
r e c e i v i n g  more f u l l  t i m e  employment. 

The n e t  migra t ion  r a t e s  ( d i f f e r e n c e  between 1960 and 1970 
popula t ion  by age cohor t )  r e i n f o r c e  t h e  t r e n d s  evidenced by 
t h e  employment da t e :  low p a r t i c i p a t i o n  r a t e s  f o r  young 
people  and fewer young and women employed f u l l  t i m e  i n  t h e  
County. The n e t  migra t ion  f i g u r e s  show t h a t  t h e  County l o s t  
popula t ion  from 1960 t o  1970 i n  two key groups,  t h o s e  aged 
20-29 and those  over 50. I n  bo th  c a s e s ,  young and o l d e r ,  t h e  
County l o s t  s i g n i f i c a n t l y  more males t h a n  females.  N o  doubt 
males a r e  more mobile, b u t  the l a c k  of f u l l- t i m e  employment 
f r e q u e n t l y  a c c e l e r a t e s  t h i s  movement, p a r t i c u l a r l y  among 
young males.  

However, only  29 

I f  j u s t  the men 25-64 a r e  cons ide red , the  p ropor t ion  

F i f t y- f i v e  pe rcen t  of  t h e  women i n  the 16-24 yea r  group 

These employment f a c t o r s  i n d i c a t e  s t eady  employment i s  h i g h e r  
among t h e  whi te  popula t ion  between 25 and 64 yea r s ;  t h a t  more 
women a r e  p a r t i c i p a t i n g  i n  the County's  l a b o r  fo rce ,  b u t  on a 
par t- t ime  b a s i s :  and t h a t  underemployment is a s i g n i f i c a n t  
problem among the young (16-24) and o l d  (over  6 5 ) .  Underemploy- 
ment a l s o  exis ts  f o r  some 25 p e r c e n t  of  the 25-64 yea r  o l d  
males i n  t h e  County. These s t a t i s t i c s  i n d i c a t e  t h a t  t h e  a b i l i t y  
t o  pay f o r  and mainta in  hous ing  is a s i g n i f i c a n t  o b s t a c l e  t o  
meeting the housing need. Moreover, t h e  d a t a  i n d i c a t e s  t h a t  
unemployment and underemployment a r e  g r e a t e r  among t h e  

i 
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Black and Spanish speaking popula t ions  than  among t h e  White 
popula t ion .  Employment p r o j e c t i o n s  made f o r  t h e  County by 
SRI, us ing  t h e  s h i f t - s h a r e  method of p r o j e c t i o n ,  i n d i c a t e  
t h a t  jobs  i n  t h e  County w i l l  i nc rease  i n  t h e  f u t u r e  b u t  a t  
a dec reas ing  r a t e .  

1995 

151.2 

5.0 yo 

159.2 

398.0 

40.0% 

EMPLOYMENT PROJECTIONS AND DEPENDENT 
POPULATION PROJECTIONS FOR SAN JOAQUIN COUNTY 

4V6. % CHANOE / YR 

1960- 1971- 1980- 
1911 1980 1995 

2 .  I 1.4 1.0 

2.2 1.3 0 . 8  

1.5 1.4 I . 2  

TOTAL EMPLOYMENT 

UNEMPLOYMENT RATE 

CIV IL IAN LABOR FORCE 

TOTAL POPULATION 

LABOR FORCE/POPULATION 

SOURCE: ST4MCOID llESE4RCH IWTITUTE, MARCH 1973 

Unemployment is a n t i c i p a t e d  t o  decrease  from 8.4 pe rcen t  i n  
1971 t o  5.0 p e r c e n t  i n  1995. Thus, unemployment w i l l  s t i l l  
prevent  many from b e i n g  a b l e  t o  a f ford  and mainta in  housing.  
Moreover, underemployment w i l l  very l ikely occur.  Therefore ,  
San Joaquin County may w e l l  f i n d  i t se l f  i n  a p o s i t i o n  of con- 
t i n u i n g  t o  expor t  young workers. 

P a r t i c i p a t i o n  o f  women i n  the l abo r  f o r c e  does i n c r e a s e  the 
d i sposab le  income of f a m i l i e s  b u t  on ly  when the female is n o t  
head of t h e  household.  I n  San Joaquin County 18.4 p e r c e n t  of 
t h e  households a r e  headed by women. T h i s  i s  almost  h a l f  o f  
t h e  working women i n  t h e  County. In  a d d i t i o n ,  banks f r e q u e n t l y  
w i l l  no t  recognize  the income o f  women f o r  loan  purposes 
because they  a r e  n o t  considered permanent m e m b e r s  o f  t h e  l abo r  
f o r c e .  Should they  have c h i l d r e n ,  o r  t h e  family  f i nances  
improve s l i g h t l y ,  banks assume they  a r e  l i k e l y  t o  d rop  ou t  of 
t h e  l a b o r  fo rce .  

, 
k 
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*SOCIAL PROBLPZS 

On the b a s i s  o f  i n t e rv i ews  conducted du r ing  t h e  course  of t h i s  
s tudy,  c e r t a i n  i s s u e s  have been i d e n t i f i e d  a s  c o n s t r a i n t s  which 
p reven t  m i n o r i t i e s ,  and persons with  low incomes, from o b t a i n i n g  
decent  housing i n  a s u i t a b l e  l i v i n g  environment. A c ros s- sec t ion  
of community r e s i d e n t s ,  m ino r i t y  r e p r e s e n t a t i v e s ,  r e l i g i o u s  
and c i v i c  l e a d e r s  were asked t h e  e x t e n t  t o  which m i n o r i t i e s  or 
low income persons  exper ienced  d i f f i c u l t y  i n  f i n d i n g  s u i t a b l e  
housing.  The i s s u e s  d i scussed  below a r e  the r e s u l t s  o f  t h e s e  
i n t e rv i ews .  

The problems of p rov id ing  decent  housing a r e  compounded because 
i n  a reas  o f  high minor i ty  concen t r a t i ons ,  there i s  a l s o  a h igh  
r e p o r t e d  crime r a t e ,  a h igh  percen tage  of persons  r ece iv ing  
p u b l i c  a s s i s t a n c e ,  and a d i s p r o p o r t i o n a t e l y  h igh  unemployment 
r a t e .  Res iden ts  o f  t h e s e  a r e a s  a l s o  perce ived  a sense  of 
oppress ion  condi t ioned  by i n s t i t u t i o n a l  racism. These a r e a s  
a l s o  have a higher percen tage  o f  households headed by females. 

Res iden ts  o f  d e t e r i o r a t e d  a r e a s  have expressed the need t o  
p l a c e  p r i o r i t y  on maintenance of homes t o  preserve neighborhood 
i n t e g r i t y .  T h e  op in ion  was expressed by many r e s i d e n t s  i n t e r -  
viewed t h a t  t h e  d e t e r i o r a t i o n  o f  housing u n i t s  i n  lower income 
a r e a s  was due no t  on ly  t o  a lack of money t o  make r e p a i r s  b u t  
a l s o  t o  a l ack  of knowledge concerning ord inary  up-keep. 

Discr imina t ion  i n  Lending _i 

The exper ience of r e s i d e n t s  in terviewed has  been t h a t  f i nanc ing  
home purchase  or cons t ruc t ion  is very d i f f i c u l t  i n  a r e a s  
c h a r a c t e r i z e d  by  concen t r a t i ons  o f  low income and minor i ty  
households.  In  a d d i t i o n ,  these r e s i d e n t s  have expressed 
d i f f i c u l t y  i n  acqu i r ing  home improvement loans .  T h i s  s i t u a t i o n  
i s  be l i eved  t o  be  a t t r i b u t a b l e  t o  t h e  a p p l i c a t i o n  by banks and 
o t h e r  lending i n s t i t u t i o n s  of s tr icter  loan c r i t e r i a  i n  t h e s e  
a r e a s  t h a n  is warranted. Exact d a t a  on FHA loan  c r i t e r i a  was 
unava i l ab l e  b u t  from t h e  examples c i t e d  i n  the in t e rv i ews  it 
was concluded t h a t  t h e r e  a r e  c e r t a i n  s e c t i o n s  of Stockton where 
EFIA loans  a r e  no t  g ran ted .  S ince  the Federal  government h a s  
ceased new p a r t i c i p a t i o n  i n  low/moderate income housing,  t h e  
respondents  f e l t  t h a t  t h e  c u r r e n t  p r a c t i c e  of "red  l i n i n g "  
w i l l  cont inue.  "Red l i n i n g "  is  a term d e s c r i b i n g  p o l i c i e s  of 
l end ing  i n s t i t u t i o n s  denying loans  f o r  new cons t ruc t ion  o r  
r e h a b i l i t a t i o n  i n  d e t e r i o r a t i n g  communities, o r  communities 
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w i t h  h igh e t h n i c  concen t r a t i ons .  People who have s teady  
employment and who a r e  good c redi t  r i s k s  by most accepted 
s t anda rds  a r e  denied loans  simply because o f  t h e  neighborhood 
they choose t o  l i v e  i n .  There i s  a s t r o n g  i n d i c a t i o n  t h a t  
c u r r e n t  l end ing  p r a c t i c e s  d i s c r i m i n a t e  a g a i n s t  m i n o r i t i e s  and 
persons wi th  moderate incomes who choose t o  l i v e  i n  communities 
wi th  h igh  e t h n i c  concen t r a t i ons .  

The p r e s e n t  a l t e r n a t i v e  t o  l i v i n g  in an a r e a  where l oans  a r e  
n o t  f r e e l y  g ran ted  is t o  move. To many middle income minor i ty  
r e s i d e n t s  t h i s  presents  an undue ha rdsh ip  because they  feel  
t h a t  t h e  c o s t  of hous ing  would be p r o p o r t i o n a t e l y  h i g h e r  wi th  
no i n c r e a s e  i n  amen i t i e s .  

Lack of Housing Types Within  E x i s t i n g  Neighborhoods 

The expec t a t i ons  of low income households o f t e n  a r e  n o t  m e t  
by the p r e s e n t  hous ing  d e l i v e r y  system. Among t h i s  group, 
t h e r e  was a high demand expressed f o r  new houses w i th  modern 
k i t c h e n s ,  fami ly  rooms, d i n i n g  rooms and e x t r a  bathrooms. 
Res iden ts  in te rv iewed expressed a p re fe rence  f o r  s i n g l e  
family  and townhouse-type o f  r e s i d e n t i a l  development and 
opposed "projects" and any o t h e r  form of i n t e n s e  development 
which tends  t o  s e g r e g a t e  people by r a c e  o r  income. A l l  respon-  
d e n t s  concluded there was a d e f i n i t e  l a c k  o f  l o w  c o s t  housing 
f o r  t h e  e l d e r l y  and i n d i g e n t  s i n g l e  men. Without some s i g n i f i -  
c a n t  change i n  t h e  hous ing  d e l i v e r y  system, housing of t h e  
k ind  d e s i r e d  cannot  be provided a t  a c o s t  w h i c h  t h e s e  households 
can a f f o r d .  

Fede ra l ly  Subs id ized  Housing Programs 

I t  is g e n e r a l l y  recognized t h a t  t h e  p r i v a t e  housing market 
has  done a c r e d i t a b l e  job o f  p rov id ing  a range of housing 
o p p o r t u n i t i e s  f o r  t h o s e  i n  t h e  middle and upper income l e v e l s .  
Due t o  t h e  c o s t s  o f  money, l and  and c o n s t r u c t i o n ,  t h e  p r i v a t e  
market h a s  n o t  been a b l e  t o  adequa te ly  prov ide  hous ing  f o r  low 
and moderate income persons .  Therefore ,  p u b l i c  a c t i o n  programs 
and a s s i s t a n c e  a r e  necessary  f o r  t h o s e  who o therwise  cannot 
a f f o r d  decent  hous ing  a s  developed i n  the p r i v a t e  market .  

Obviously the needs of lower income households have n o t  been 
q u a n t i t a t i v e l y  m e t  by Fede ra l ly  sponsored housing programs, 
a l though some programs have been adequate i n  q u a l i t y .  I n  
o rde r  t o  ga in  some i n s i g h t  i n t o  t h e  impact and degree  o f  
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success o r  f a i l u r e  of Federal  e f f o r t s  it is necessary t o  r e v i e w  
t h e  major housing ass i s t ance  programs. The programs p r i n c i p a l l y  
u t i l i z e d  i nc lude :  Low Ren t  Publ ic  Housing and Rent Supplement 
and Mortgage Assis tance.  

Low Rent Publ ic  Housing Programs 

Publ ic  housing is  intended f o r  low income families--generally 
ranging from those on wel fare  t o  those earning up t o  $5,000 
annua 1 l y  . 
T o  put  decent housing wi th in  the  f i n a n c i a l  reach o f  these 
fami l i e s ,  publ ic  housing a s s i s t a n c e  can pay f o r  t h e  f u l l  
c a p i t a l  costs  of t h e  housing and assist i n  paying s o m e  opera t ing  
expenses. Only the  r e n t  supplement program can, i n  some cases ,  
approximate t h i s  a s s i s t ance .  

Local publ ic  a u t h o r i t i e s  a r e  no t  Federal  bodies; they  a r e  
c rea ted  by S t a t e  laws. Within t h e  general  guide l ines  set by 
Federal  publ ic  housing laws and HUD adminis t ra t ive  regula t ions ,  
l o c a l  housing a u t h o r i t i e s  have g r e a t  l a t i t u d e  f o r  cons t ruc t ive  
a c t i o n .  They, not  HUD, plan p r o j e c t s ,  set income l i m i t s  and 
r e n t s ,  determine s p e c i f i c  c r i t e r i a  f o r  admission t o  publ ic  
housing, and c a r r y  ou t  o the r  adminis t ra t ive  r egu la t ions .  

The Housing Authority of the County of San Joaquin, c rea ted  i n  
1942, has under i t s  management t h e  following low r e n t  housing 
u n i t s :  

CONVENTIONAL LOW RENT HOUSING 

SIERRA VISTA HOMES, STOCKTON 

CONWAY HOMES, STOCKTON 

TRACY HOMES, TRACY 

OlABLO HOMES, TRACY 
BURTON HOMES, TRACY 

MOKEWMNE MANOR, THORNTON 

STOCKTON 

FRENCH CAMP 

TRACY 

WOODBRIDGE 

THORNTON 

464 UNITS 

436 UNITS 

60 UNITS 

60 UNITS 
40 UNITS 

50 UNITS 

1.110 

SECTION 23, LEASED HOUSING 

1,157 UNITS 

5 UNITS 
61 UNITS 

14 UNITS 

IS  UNITS 
1.352 UNITS 
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Occupancy i n  homes leased or operated by t h e  Housing Authority is  
l imi ted  t o  low income fami l i e s  according t o  t h e  following income 
l i m i t s  and family s izes  (Housing Author i t ies  e s t a b l i s h  income 
l i m i t s  which a re  approved by HUD): 

MAXIMUM INCOME LIMITS FOR INITIAL AND CONTINUED OCCUPANCY 
FOR HOUSING AUTHORITY RESOURCES ARE:* 

# OF PERSONS ADMISSION 

S3,700 

3,740 

4,400 

4,700 

5,000 

5,200 

5 ,400 

5,600 

5,800 

54,625 

4,675 

5,500 

5,875 

6,250 

6,500 

6,750 

7,000 

7,250 

*SAM JOMUIN COUNTY WOUSIMO LUTWORITY 

As can be seen, pub l i c  housing does not  o f f e r  a s s i s t a n c e  t o  
those of very low income. Recently, 2 2 2 1  t enan t  
f ami l i e s  w e r e  l i v i n g  i n  p u b l i c  housing. Of these ,  508 (23 
percent )  w e r e  e l d e r l y  o r  d i sab led  and 1,557 (70  percent )  
received welfare  a s s i s t a n c e .  

County-wide t h e  conventional p r o j e c t s  and Leased Housing 
Program r e f l e c t e d  t h e  following r a c i a l  breakdown: 

i 

RACE NO. PERCENT 

WHITE 730 33 

BLACK 759 34 

SPANISH SURNAME 629 

AMERICAN INDIAN I 

ORIENTAL 91 

OTHER MINORITIES 3 

2,221 
- 

28 
! 

4 

- 
99* 

$DUE TO ROWDlNG 
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Within Stockton,  w h e r e  the l a r g e s t  percen tage  of the County 's  
m i n o r i t i e s  l i v e ,  the Leased Housing Program had the fol lowing r a c i a l  
breakdown : 

RACE # PERCENT 

WHITE 567 49 

BLACK 301 26 
AMERICAN 

INDIAN I 0 

AMERICAN 242 21 
SPANISH 

ORIENTAL 

OTHER 

46 4 

0 2 
1,156 100 

Examination o f  the d i s t r i b u t i o n  by type and r a c i a l  makeup o f  t h e  
pub l i c  housing u n i t s  between n o r t h  and sou th  Stockton,  shows d i s p a r i t y  
between t h e  two a r e a s .  There a r e  no convent iona l  p u b l i c  housing u n i t s  
lCCdted no r th  of Main S t r e e t .  O f  the 1,157 l e a s e d  Sec t ion  23 u n i t s  
i n  Stockton,  approximately  314 a r e  l o c a t e d  i n  North Stockton.  O f  
t h e s e  314 u n i t s ,  10 .8  pe rcen t  a r e  occupied by  Black f a m i l i e s  w h i l e  
22.3 pe rcen t  a r e  occupied by Brown f a m i l i e s .  These smal l  percentages  
of m i n o r i t i e s  occupying l ea sed  u n i t s  i n  North Stockton i n d i c a t e  the 
n e c e s s a r i l y  l a r g e  percen tages  o f  Black and Brown f a m i l i e s  l i v i n g  i n  
South Stockton p u b l i c  housing u n i t s .  

A l l  900 u n i t s  o f  convent iona l  p u b l i c  housing a r e  l o c a t e d  i n  South 
Stockton.  Conway Homes, con ta in ing  436 u n i t s  had approximately 47 
pe rcen t  of  i t s  occupied u n i t s  housing Spanish surname f a m i l i e s ,  36 
pe rcen t  housing Black f a m i l i e s ,  and 9.4 housing White f a m i l i e s .  
S i e r r a  V i s t a  Homes, a t  l a s t  e s t ima t ion ,  had 64 Dercent of  i t s  occupied 
u n i t s  housing Black f a m i l i e s ,  28  percent by Spanish surname f ami l i e s  
and 6 pe rcen t  by White f a m i l i e s .  

The Housing Author i ty  c l e a r l y  recognizes  the problems connected wi th  
l o c a t i n g  t h e  v a s t  m a j o r i t y  of  t he i r  u n i t s  i n  the southern  p o r t i o n s  o f  
Stockton.  I n  p a r t ,  the s i t u a t i o n  r e s u l t e d  from t h e  d e s i r e  of people 
who q u a l i f i e d  f o r  Housing Author i ty  a s s i s t a n c e  t o  seek a u n i t  i n  
South Stockton.  The southern  Stockton a r e a  h a s  been descr ibed  by 
va r ious  sources  a s  the "accepted neighborhood" f o r  poor,  minor i ty ,  
and p e r i o d i c a l l y  unemployed, t o  l i v e  and h a s  been thought o f  a s  such 
f o r  many y e a r s .  Also,  i n  p a r t ,  it is  due t o  the l a r g e  discrepancy i n  
land and housing c o s t s  between North and South Stockton.  As southern 
Stockton became a s s o c i a t e d  w i t h  d e t e r i o r a t i n g  neighborhoods, m i n o r i t i e s  
and s o c i a l  problems, land p r i c e s  became depressed.  Consequently, South 
Stockton became the c h i e f  source  of modest c o s t  housing.  I t  t h e r e f o r e  
became t h e  p r i n c i p a l  a r e a  w h e r e  t h e  Housing Author i ty  could a f fo rd  t o  
l e a s e  u n i t s  t o  q u a l i f i e d  f a m i l i e s .  > 
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Today, t h e r e  is  f e a r  t h a t  t h e  Housing Author i ty  w i l l  be  s lowly 
"p r i ced  ou t  of  t h e  market" f o r  s tandard ,  q u a l i t y  housing.  AS 

land c o s t s ,  and r e n t a l  r a t e s  cont inue  t o  e s c a l a t e ,  the Housing 
Author i ty  i s  f a c i n g  g r e a t e r  f i s c a l  p re s su re s .  Compounding t h i s  
is a l ack  o f  t h e  t ype  of Federal  f i n a n c i a l  support  it feels i s  
needed t o  m e e t  i t s  r e s p o n s i b i l i t i e s .  The r e c e n t l y  enac ted  
"Brooke Amendment" r e q u i r e s  more f i n a n c i a l  o u t l a y  on t h e  p a r t  
o f  t h e  Housing Author i ty  t o  meet l e g a l  requirements ,  y e t  HlTD 
has  n o t  y e t  provided t h e  Author i ty  w i th  t h e  necessary  funds .  
The impact seems t o  be t h a t ,  a s  more people demand Housing 
Author i ty  a s s i s t a n c e ,  the Agency w i l l  n e c e s s a r i l y  have t o  
t u r n  t o  less expensive,  more marginal  u n i t s ,  i n  order t o  pro-  
v ide  s e r v i c e s  and s t a y  s o l v e n t .  They expec t  t o  have one more 
year  o f  o p e r a t i n g  o u t  o f  t h e i r  r e se rves  before d r a s t i c  cutbacks  
i n  s t a f f  and a s s i s t a n c e  a r e  necessary ,  

A second major problem conf ron t ing  t h e  Housing Author i ty  is  the 
use  o f  referendums t o  b l o c k  c o n s t r u c t i o n  o f  needed p u b l i c  
housing u n i t s  under t h e  v a r i o u s  "Turnkey" programs. Turnkey 
programs involved t h e  purchase  of new housing from p r i v a t e  
deve lopers  a f t e r  it had been completed. Any p r i v a t e  deve loper  
could propose t o  a l o c a l  hous ing  a u t h o r i t y  t o  b u i l d  p u b l i c  
housing i n  accordance wi th  h i s  own p lans  and s p e c i f i c a t i o n s .  
If the offer  was a p p r o p r i a t e l y  p r i c e d  and m e t  a ccep tab l e  des ign  
s t anda rds ,  t h e  l o c a l  housing a u t h o r i t y  would c o n t r a c t  w i t h  t h e  
developer  t o  purchase  t h e  completed housing,  " t u r n i n g  t h e  keys" 
over t o  the l o c a l  housing a u t h o r i t y .  I n  1971 a measure t o  
approve an a d d i t i o n a l  200 u n i t s  o f  Sec t ion  23 l ea sed  hous ing  
u n i t s  was approved i n  Tracy. Recently,  however, neighborhood 
a s s o c i a t i o n s  i n  Tracy objected t o  c o n s t r u c t i o n  of the l a s t  20 
u n i t s  o f  hous ing  for the e l d e r l y .  Indeed, f o r  one o f  t h e  m o s t  
s i g n i f i c a n t  "housing a c t i o n  programs" i n  t h e  County, and the 
one t h a t  perhaps  prov ides  the only  source  of housing f o r  the 
low income people ,  i t s  f u t u r e  does no t  look o p t i m i s t i c .  A t  
p r e s e n t ,  there a r e  500 i n d i v i d u a l s  w a i t i n g  t o  occupy convent ional  
units and 1500 wa i t i ng  for l ea sed  u n i t  vacanc ies .  

The Sec t ion  236 Program--Subsidized P r i v a t e  Multi-Family 
Housing 

Sec t ion  236, d a t i n g  back t o  the Housing and Urban Development 
Act o f  1968, was designed a s  t h e  successor  t o  t h e  e a r l i e r  
Sec t ion  2 2 1  ( d )  (3 )  program. Under t h e  "d-3" program, the 
FHA made a v a i l a b l e  t h r e e  pe rcen t  d i r e c t  l oans  t o  l i m i t e d  
d iv idend  and non- prof i t  apartment sponsors  who i n  t u r n  would 
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charge r e n t s  t o  low and moderate income t e n a n t s  r e f l e c t i n g  t h a t  
i n t e r e s t  r a t e .  Sec t ion  236 was an improvement over  "d-3" i n  
t h a t  HUD makes monthly payments t o  a commercial lender t o  
reduce t h e  owners'  i n t e r e s t  payments from t h e  market r a t e  t o  
one percen t .  The owner passes  t h e  b e n e f i t s  o f  t h i s  i n t e r e s t  
reduc t ion  on t o  the t e n a n t s  i n  t h e  form o f  reduced r e n t s .  A 
b a s i c  r e n t a l  charge is f i g u r e d  f o r  each u n i t  on t h e  b a s i s  o f  
o p e r a t i n g  and replacement c o s t s  f o r  t h e  p r o j e c t  under a one 
p e r c e n t  i n t e r e s t  r a t e  mortgage. The t e n a n t  pays e i t h e r  the 
b a s i c  r e n t a l  o r  25 pe rcen t  of  h is  monthly income, whichever 
is the g r e a t e r .  I n  e i t h e r  i n s t a n c e ,  a t e n a n t ' s  payment 
cannot exceed t h e  f a i r  market r e n t a l  w h i c h  would be charged i f  
the p r o j e c t  rece ived  no a s s i s t a n c e .  The t e n a n t s '  income is  
r e c e r t i f i e d  by the owner every two y e a r s  and the r e n t  a d j u s t e d  
accord ing ly .  

E l i g i b l e  sponsors  under a Sec t ion  236 program w e r e  non- prof i t  
co rpo ra t ions  such a s  churches,  l a b o r  unions, coope ra t ives ,  
p r i v a t e  deve lopers  who s o l d  the p r o j e c t  t o  non- pro f i t s  o r  
co-ops when b u i l t ,  and l i m i t e d- p r o f i t  sponsors .  Non- profi ts  
and coope ra t ives  could b u i l d  w i th  100 pe rcen t  mortgage 
f inanc ing .  E l i g ib l e  p r o j e c t s  under 236 c o n s i s t e d  o f  f i v e  or 
more u n i t s  which could be detached,  semi-detached, or r o w  
houses and could be loca t ed  i n  walkup o r  e l e v a t o r  mul t i- family  
s t r u c t u r e s .  Un i t s  need no t  t o  have been l o c a t e d  on cont iguous 
s i tes  and could be new or s u b s t a n t i a l l y  r e h a b i l i t a t e d  u n i t s .  

Ris ing  l and ,  c o n s t r u c t i o n ,  management and maintenance c o s t s  
mean t h a t  r e n t a l  payments must a l s o  i n c r e a s e ,  s i n c e  t h e  Federa l  
subs idy  does not  r e l a t e  d i r e c t l y  t o  t hose  elements o f  c o s t .  
Over t h e  y e a r s  t h a t  t h e  236  program has  been i n  e f f e c t ,  t h e  
r e s u l t  has  been t h a t  only t hose  i n  t h e  h i g h e s t  ranges  o f  income 
e l i g i b i l i t y  may be a b l e  t o  pay enough t o  occupy housing on 
which i n t e r e s t  c o s t s  have been reduced t o  one p e r c e n t .  Thus, 
t h e  236 program reaches  a h ighe r  income market than  p u b l i c  
housing . 

There a r e  582 Sec t ion  236 u n i t s  d i s t r i b u t e d  i n  Stockton i n  t h e  
fol lowing manner: In  North Stockton,  Casa Manana c o n t a i n s  184 
u n i t s ,  and Stockton Gardens con ta ins  80 u n i t s .  The W e s t  
Stockton Redevelopment Area con ta ins  t h e  F i l i p i n o  Center ,  128 
u n i t s  of Sec t ion  236. Casa Manana was f inanced  under FHA 
Sec t ion  2 0 2 ,  Neighborhood F a c i l i t i e s  t o  t h e  e l d e r l y .  It  i s  
d i scussed  h e r e  because it i s  a r e n t a l  subsidy program. The 
Lee Center  b u i l d i n g  i n  the West End Redevelopment Area con- 
t a i n s  192 u n i t s  of  r e n t a l  housing f o r  t h e  e l d e r l y ,  f inanced 

i 
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U d r Sec ion .231 .  How 
repossessed  by FHA. As 

v e r ,  t h i s  b u i l d i n g  h a s  now been 
can be seen ,  a l a r g e  precentage o f  

t h e  r e n t  subs id i zed  u n i t s  a r e  reserved  by t h e  e l d e r l y .  

T h e  r e n t a l  ranges  run roughly a s  follows: 

Fi lber t  A r m s ,  190 u n i t s :  Stockton Gardens, 80 u n i t s ;  
Casa Manana, 184 u n i t s .  

1 bedroom 
2 bedroom 
3 bedroom 

$ 80 - 90 month 
95 - 105 month 

120 - 125 month 

F i l i p i n o  Cente r ,  1 2 8  u n i t s .  

68 e f f i c i e n c y  u n i t s  @ $ 98 p e r  month 
20 1-bedroom u n i t s  @ 118 per month 
20 2-bedroom u n i t s  @ 139 per month 
2 0  3-bedroom u n i t s  @ 158 per month 

Tracy p r e s e n t l y  h a s  Phase I of Wainwright V i l l age  under con- 
s t r u c t i o n .  It c o n s i s t s  of 7 2  family  u n i t s  and 88 e l d e r l y  u n i t s .  
Phase I1 is expected t o  c o n t a i n  a comparable amount of u n i t s .  

The maximum g r o s s  income l i m i t s  f o r  Sec t ion  236 p a r t i c i p a t i o n  
i n  San Joaquin County a r e  set  f o r t h  below f o r  some represen-  
t a t i v e  family  s i z e s .  The amounts a r e  based on 135 pe rcen t  of 
approved public housing admission l i m i t s .  

FAMILY SIZE FAMILY INCOME LIMIT 

$5,400 
5,940 

6,480 

7,020 
7,560 

8,100 

8.505 

8.910 

9, I80 
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Extensive i n t e r v i e w s  with c i t i z e n s  and developers have revealed 
various reasons fo r  the  r e l a t i v e  lack of Section 236 un i t s  i n  
t h e  San Joaquin County area .  One reason pos tu la ted  i s  the 
absence of experienced non-profit sponsors. Non-profit 
sponsorship takes  a g rea t  deal  of t i m e  and strong motivation. 
Once involved, t h e  sponsor usual ly  l i m i t s  i t s e l f  t o  one 
p ro jec t .  Many sponsors lack t he  technica l  exper t i se  t o  put 
a p ro jec t  together  and t h e  f inances t o  secure it. Often a 
sponsor w i l l  not want t o  take  on the r e s p o n s i b i l i t i e s  of 
managing a p ro j ec t .  Many of these  "requirements" a r e  
s u f f i c i e n t  t o  in t imidate  e l i g i b l e  sponsors from packaging a 
p ro jec t  . 
Another reason mentioned i s  t h e  reluctance of l a rge  lenders 
t o  f i nanc i a l l y  underwrite a p ro j ec t  i n  t h e  South Stockton area 
where t he  demand f o r  moderate cos t  r e n t a l s  appears t o  be the  
h ighes t .  While very d i f f i c u l t  t o  prove without extensive 
data  co l l e c t i on  and inves t iga t ion ,  t he r e  i s  a s t rong fee l ing  
among res iden t s  i n  South Stockton t h a t  "red- lining" i s  
prac t iced  by lenders  because t h i s  area  i s  considered a "high 
risk" area.  When small  bu i lde rs  o r  home buyers have d i f f i c u l t y  
g e t t i n g  assured financing, mortgage insurance from FHA does 
them l i t t l e  good. 

While r e n t a l s  a r e  i n  demand i n  South Stockton, the northern 
areas  of town s e e m  t o  be overbu i l t .  A housing market analys is  
by FHA s t a t e d  t h a t  " r e n t a l  market absorption i s  being s t ra ined 
by record l eve l s  of construct ion over t h e  pas t  two years"  
(1970 and 1971) .  Most of t h i s  new construct ion has occurred 
immediately north and south of the Calaveras R i v e r .  

Local h o s t i l i t y  t o  moderate income r e n t a l  housing has a l so  
been expressed through p o l i t i c a l  channels of zoning and concern 
over neighborhood impact on schools and f a c i l i t i e s .  An 
instance.of  t h i s  occurred over a proposal f o r  200 u n i t s  of 
Section 236 housing on Hammer Lane i n  North Stockton. Pro- 
spect ive  neighbors of t he  development opposed it due t o  i t s  
an t i c ipa ted  impact on neighborhood f a c i l i t i e s  and schools. 
There was a l s o  an apparent unwillingness t o  have modest income 
people come i n t o  t h e  p a r t  of town in  which t he  s i t e  was located. 
Bel ief  t h a t  such housing a t t r a c t s  t o  t he  area "undesirable" 
people i s  a l s o  a concern t o  opponents of such housing. With 
welfare rolls having increased dramatical ly over the  pas t  years,  
t h i s  i s  l i k e l y  t o  continue t o  be a s e n s i t i v e  point  t o  prospective 
neighbors of proposed p ro j ec t s .  
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A f u r t h e r  problem i n  Sec t ion  236 w a s  t h e  l i m i t a t i o n  o f  Federal  
funds a v a i l a b l e  f o r  t h e  program. Givff l the  o b s t a c l e s  r e n t a l  
subs id i zed  u n i t s  f a c e  i n  g a i n i n g  f i n a n c i a l  and community suppor t ,  
i t  i s  u n l i k e l y  t o  expect s u b s t a n t i a l  usage o f  th i s  type  of 
“actiori‘ program. 

Rent Supplement Program 

Rent supplements enab le  sponsors  of r e n t  subs id i zed  u n i t s  t o  
r e n t  t o  t e n a n t s  wi th  incomes lower t han  would o therwise  be 
possible. The Federa l  r e n t  supplement payment is t h e  
d i f f e r e n c e  between t h e  a c t u a l  r e n t  f o r  t h e  housing and 25 
pe rcen t  of t h e  t e n a n t ‘ s  income which he  is requi red  t o  pay 
i n  r e n t .  The payment, however, cannot be more than  10 
pe rcen t  o f  the a c t u a l  r e n t .  

This  a d d i t i o n a l  subs idy  enab le s  a lower income group of t e n a n t s  
t o  occupy Sec t ion  236 o r  2 2 1  (d)  ( 3 )  u n i t s .  HUD g e n e r a l l y  
a l lows  on ly  20 pe rcen t  o f  Sec t ion  236 u n i t s  t o  be r e n t  supple-  
mented. One hundred p e r c e n t  o f  Sec t ion  2 2 1  (d )  (3 )  u n i t s  a r e  
e l ig ib le .  

A workable program o r  o f f i c i a l  approval  by t h e  community i n  
which t h e  r e n t  supplement p r o j e c t  is l o c a t e d  is  r equ i r ed  for 
r e n t  supplement payments t o  be made. 

San Joaquin County h a s  n o t  made ex t ens ive  use  of t h e  Rent 
Supplement Program. As of t h i s  w r i t i n g ,  only  two p r o j e c t s  
a r e  e l ig ib le  for  Rent Supplement u t i l i z a t i o n :  The F i l i p i n o  
Center  in w h i c h  t e n  p e r c e n t  of  t h e  u n i t s  (13) a r e  e l igible ,  
and 100 u n i t s  w i t h i n  t h e  Lee Center .  P o t e n t i a l l y ,  r e n t  
supplements can r e a l l y  p rov ide  l o w  r e n t  housing,  p a r t i c u l a r l y  
i n  urban renewal a r e a s ,  a t  l e v e l s  equa l  t o  o r  lower t han  
p u b l i c  housing.  The c h i e f  inadequacy seems t o  be i n s u f f i c i e n t  
funding.  

Sec t ion  235 Homeownership for Lower Income Housing 

Sec t ion  235 o f  t h e  1968 Housing A c t  was t h e  s ing le- fami ly  
homeownership c o u n t e r p a r t  o f  Sec t ion  236. Approximately 
221,400 dwel l ing  u n i t s  f inanced  under Sec t ion  235 w e r e  occupied 
i n  a nationwide count .  

! 
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The a s s i s t a n c e  was s i m i l a r  t o  236 i n  t h a t  it would a l s o  lower 
t h e  i n t e r e s t  r a t e  pa id  by t h e  moderate income buyer t o  a s  low 
a s  one p e r c e n t .  
who w e r e  n o t  l i m i t e d  p r o f i t  sponsors- -unlike t h e  o t h e r  moderate 
income hous ing  programs d i scussed  above. 

The d e v e l o p e r ' s  commercial mortgage l ende r  rece ived  an FHA 
commitment t o  i n s u r e  the market i n t e r e s t  r a t e  mortgage o f  a 
moderate income buyer of  t h e  Sec t ion  235 house. The mortgage 
could be n e a r l y  100 pe rcen t  o f  t h e  va lue  of t h e  proper ty .  
The buyer g e n e r a l l y  needed make on ly  a $200 down payment which 
could be used t o  pay c l o s i n g  c o s t s .  

A t  t h e  same t i m e ,  t h e  commercial l e n d e r  rece ived  an FHA commit- 
ment t o  receive mortgage a s s i s t a n c e  payments f o r  the t e r m  of 
t h e  mortgage. 
between t h e  market i n t e r e s t  r a t e  mortgage payments ( i nc lud ing  
p r i n c i p a l ,  i n t e r e s t ,  t a x e s  and insurance)  and 20 pe rcen t  o f  
the b u y e r ' s  income. T h e  mortgage a s s i s t a n c e  payments could 
not  exceed an amount which would reduce the i n t e r e s t  on the 
mortgage p a i d  by t h e  buyer t o  less than  one percent. The 
amount p a i d  by  t h e  homeowner i s  a d j u s t e d  p e r i o d i c a l l y  t o  
r e f l e c t  changes i n  h i s  income. Upper income l i m i t s  on t h e  
235 program a r e  t h e  same a s  t h o s e  of  t h e  236 program. 

The Sec t ion  235 maximum mortgage l i m i t  was be l i eved  t o  be 
$18,000 f o r  a u n i t  up t o  t h r e e  bedrooms. For a two-family 
u n i t ,  t h e  l i m i t  was $24,000: three- family  was $32,400: and 
four- family was $39,600. 

According t o  the W e s t  FHA i n s u r i n g  o f f i c e  t a b u l a t i o n s ,  t h e  
C i t y  of Stockton had a l l o c a t i o n s  for 559 u n i t s  w i t h  a 
t e n t a t i v e  a l l o tmen t  f o r  25 more, b r ing ing  the t o t a l  t o  584 
u n i t s  i f  a l l  a l l o c a t i o n s  w e r e  f i l l e d .  Approximately 184 
of t h e  u n i t s  o r  31.5 pe rcen t  w e r e  l o c a t e d  i n  North Stockton 
a s  determined by Main S t r e e t .  
Area conta ined  1 2 7  of t h e  remaining u n i t s  while the rest w e r e  
l a r g e l y  l o c a t e d  i n  renewal a r e a s  i n  South Stockton.  

Tracy had 79 a l l o c a t i o n s ,  a l l  i n  Westchester Green Subdivis ion.  
The l a r g e s t  a l l o c a t i o n  o f  u n i t s  i n  Stockton occurred i n  Knights  
Addi t ion,  w i t h  83. Escalon had none, w h i l e  Manteca contained 
134. 

This  program was open t o  p r i v a t e  developers  

The payments w e r e  equa l  t o  t h e  difference 

Eas t  Stockton Redevelopment 

It seems c l e a r  t h a t  Sec t ion  235 could be e f f e c t i v e  i n  providing 
hous ing  f o r  moderate income f a m i l i e s  i n  t h e  County. Income 
l i m i t s  g e n e r a l l y  run i n  t h e  neighborhood of $7,500 t o  $10,000, 

1 
1 
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depending on fami ly  s i z e .  When combined wi th  t h e  land  
write-down of an Urban Renewal a r e a ,  the subsidy can reach ,  
i n  some i n s t a n c e s ,  t o  t h e  $6,000 t o  $7 ,000  income ranges .  
However. s i n c e  Sec t ion  235 cannot be used along with  r e n t  
supplements it misses t h e  v a s t  m a j o r i t y  o f  lower income 
f a m i l i e s .  

A t  t h i s  p o i n t  i n  t i m e  it is d i f f i c u l t  t o  e v a l u a t e  t h e  use  of 
t h e  235 program i n  Stockton because the " j u r y  is s t i l l  o u t " ,  
so t o  speak.  The cr i t ic ism m o s t  o f t e n  heard  was t h a t  i t s  use  
i n  South Stockton concent ra ted  t o o  many f a m i l i e s  o f  moderate 
income i n  sma l l  geographic a r e a s .  S o c i a l  problems a r e  com- 
pounded by such concen t r a t i ons .  T h e  homeowners t h e r e  w e r e  
o f t e n  desc r ibed  a s  t hose  " l a s t  h i r e d  and first  f i r e d . "  I t  
i s  c l e a r ,  given the p r o f i l e s  o f  most 235 homeowners, t h a t  
many p rospec t ive  buyers  under t h e  235 program could b e n e f i t  
by ex t ens ive  f i n a n c i a l  and homeownership counsel ing,  p r i o r  
t o  and a f t e r  buying. Neighborhoods con ta in ing  a h igh  per-  
centage  of Sec t ion  235 homes, p a r t i c u l a r l y  i n  a r e a s  w h e r e  
t h e r e  p rev ious ly  was a g r e a t  d e a l  o f  d e t e r i o r a t i o n ,  need 
a t t e n t i o n  a s  t o  adequacy of p u b l i c  f a c i l i t i e s ,  parks ,  etc. 
Neighborhood a s s o c i a t i o n s  t h a t  encourage c o n t i n u a l  upgrading 
and maintenance have been suggested a s  h e l p f u l  t o  renewal 
a r e a s  i nco rpo ra t ing  Sec t ion  235. 

Usage of t h e  235 program i n  South Stockton i n  o t h e r  t han  urban 
renewal a r e a s  is  doub t fu l .  Implementation of si te s e l e c t i o n  
c r i t e r i a  by FHA l i m i t s  t h e  use  o f  mortgage a s s i s t a n c e  programs 
i n  a r e a s  o f  high minor i ty  concen t r a t i on  or a r e a s  of l a r g e  
prev ious  usage of subs id i zed  housing programs. FHA o f f i c i a l s  
i n d i c a t e  t h a t  on the b a s i s  of t h e s e  c r i t e r i a ,  South Stockton 
was dec l a red  "off l i m i t s "  t o  these programs i n  a r e a s  o t h e r  t han  
o f f i c i a l  urban renewal a r e a s .  

The Section 235 program o v e r a l l  seems t o  have been used q u i t e  
s u c c e s s f u l l y  i n  Stockton,  t h e  above mentioned concerns a s i d e ,  
p a r t i c u l a r l y  i n  conjunc t ion  wi th  r e h a b i l i t a t i o n  programs. 
T h e  market for such housing appears  t o  be q u i t e  s t rong .  

R e h a b i l i t a t i o n  Grants  and Loans 

The C i ty  o f  Stockton made e x t e n s i v e  use  o f  Sec t ion  115 
R e h a b i l i t a t i o n  Grants  and Sec t ion  312 R e h a b i l i t a t i o n  Loans 
i n  t h e  East  Center  Oaks F e d e r a l l y  Ass i s t ed  Code Enforcement 
(FACE) a r e a  and t h e  Knights Addi t ion and Sharpe Lane Rehabi l i-  
tation-Renewal a r eas .  
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R e h a b i l i t a t i o n  Grants  (Sec t ion  115)  w e r e  f o r  r e p a i r  and improve- 
ment o f  owner-occupied houses o f  e l i g i b l e  f a m i l i e s  t o  b r i n g  
t h e  housing up t o  urban renewal p l a n  requirements ,  or t o  
s t anda rds  de f ined  i n  t h e  FACE a r e a .  Gran ts  up t o  $3,500 were 
au tho r i zed  and covered on ly  t h e  a c t u a l  cost of r e p a i r  and 
improvement f o r  owners wi th  incomesbelow $3,000. For  other 
owners t h e  g r a n t  could s u b s i d i z e  t h e  c o s t s  so t h a t  t h e  owner 
would no t  need t o  pay beyond 25 p e r c e n t  of  h i s  income f o r  
housing c o s t .  Sec t ion  115 g r a n t s  w e r e  on ly  made t o  owners 
w i t h i n  a FACE o r  Renewal a r e a .  

Sec t ion  312 R e h a b i l i t a t i o n  loans  w e r e  made t o  m e r - o c c u p a n t s  
o f  homes i n  a FACE o r  Urban Renewal a r e a  whose homes w e r e  
de s igna t ed  a s  i n  need o f  r e h a b i l i t a t i o n .  Loans could be 
g ran ted  f o r  a pe r iod  o f  up t o  20 y e a r s  or 75 pe rcen t  of  the 
remaining l i f e  of the s t r u c t u r e  a f t e r  r e h a b i l i t a t i o n .  The 
l oans  c a r r y  an i n t e r e s t  r a t e  o f  three pe rcen t  wi th  a l i m i t  
o f  $14,500. 

It is widely f e l t  t h a t  u n t i l  Sec t ion  115 g r a n t s  a r e  r e i n-  
s t a t e d  a t  increased  l e v e l s ,  a l a r g e  p ropor t ion  o f  t h e  r e s i d e n t s  
of a FACE o r  Urban Renewal a r e a  w i l l  con t inue  t o  endure the 
ha rdsh ip  i m p l i c i t  i n  programs r e q u i r i n g  l o w  income owners t o  
b r i n g  their dwel l ing  up t o  c u r r e n t  s t anda rds .  However. b o t h  
l oans  and g r a n t s  work w e l l  i n  "low cost" a r e a s  and where 
s t r u c t u r e s  can be e a s i l y  r e h a b i l i t a t e d .  

Inadequate Provis ion  of P u b l i c  and P r i v a t e  Se rv i ces  

The  l e v e l  of p u b l i c  and p r i v a t e  s e r v i c e s  was f e l t  by r e s i d e n t s  
t o  be inadequate  i n  lower income a r e a s .  Of p a r t i c u l a r  concern 
was p u b l i c  t r a n s p o r t a t i o n ,  p o l i c e  s e r v i c e ,  shopping f a c i l i t i e s ,  
s t r e e t s  and g u t t e r s ,  f e w  minor i t y  bus ines ses ,  r e c r e a t i o n  an2 
t h e  g e n e r a l  p u b l i c  r e s p o n s i b i l i t y  f o r  upkeep of a community. 
To i l l u s t r a t e ,  it was f e l t  by r e s i d e n t s  t h a t  p u b l i c  t ranspor-  
t a t i o n  r o u t e s  do no t  adequa te ly  s e r v e  lower income a r e a s .  
Se rv i ce  is  slow and in f r equen t .  Low income f a m i l i e s  must 
main ta in  an automobile i n  o r d e r  t o  get t o  work or t o  shopping 
c e n t e r s  many mi l e s  from thei r  homes. P o l i c e  s e r v i c e  was a l s o  
c i ted  a s  a major d e f i c i e n c y ,  e s p e c i a l l y  i n  t h e  sou th  s e c t i o n  
of Stockton.  In  p a r t i c u l a r ,  respondents  i n  t h e  sou th  s e c t i o n  
o f  Stockton.  
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Residents  in te rv iewed r e p r e s e n t  t h e  fol lowing e t h n i c  back- 
grounds: Spanish surnamed, Black, F i l i p i n o ,  Japanese and 
Chinese. I n  a d d i t i o n ,  farm workers and t h e i r  union repre-  
s e n t a t i v e s  w e r e  in terviewed.  Respondents w e r e  s i m i l a r  i n  
having e t h n i c  minor i ty  backgrounds, b u t  w e r e  n o t  o f  t h e  
same s o c i a l  o r  economic l e v e l  and expressed d i f f e r i n g  views 
o f  many s u b j e c t s .  

These r e s i d e n t s  expressed a f e e l i n g  o f  i s o l a t i o n  from t h e  t o t a l  
community i n  neighborhoods of their own e t h n i c  concen t r a t i on .  
I t  was a l s o  no ted  t h a t  housing could n o t  be sepa ra t ed  from t h e  
c u l t u r a l  p a t t e r n s ,  e x p e c t a t i o n s ,  s o c i a l ,  educa t iona l  and 
economic cond i t i ons  of m i n o r i t i e s  who need a senseof i d e n t i t y  
w i th  a p a r t i c u l a r  neighborhood b u t  a l s o  need t o  be a b l e  t o  
p a r t i c i p a t e  i n  t h e  l i f e  of t h e  t o t a l  C i t y  and County. 
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GOVERNMENT RELATED CONSTRAINTS 

FEDERAL 

Owners of v i r t u a l l y  a l l  housing bene f i t  from one form or  
another of Federal Subsidy. For upper and moderate income 
homeowners, t h e  subsidy is i nd i r ec t .  I n t e rna l  revenue 
regula t ions  permit mortgage i n t e r e s t  and property t ax  pay- 
ments t o  be deducted from gross income. Apartment owners 
have t he  add i t iona l  bonus of depreciat ion allowance and 
deductions fo r  maintenance and operat ion,  Some lower income 
owners have been aided by d i rec t  subsidy through Federal 235, 
231,  2 2 1  and 312 ass i s t ance ;  ren te r s  have been aided by 236 
ass i s t ance ,  r en t  subsidy and publ ic  housing. 

Unfortunately,  j u s t  a s  people w e r e  beginning t o  l ea rn  what 
t he  Federal program numbers mean, the  programs w e r e  being 
phased out .  A t  t h i s  point  i n  t i m e ,  it appears t h a t  the  only 
Federal housing ass i s t ance  l i k e l y  t o  remain i n  existence is  
the  i nd i r ec t  t a x  deduction subsidy. The d i r e c t  subsidy 
programs w e r e  placed under a moratorium. Subsequent t o  
t he  date  of the moratorium, only previously committed con- 
t r a c t u r a l  ob l iga t ions  w e r e  being funded. 

Since Federal programs provided t h e  primary d i r e c t  housing 
subsidy t o  San Joaquin County res iden t s ,  t he  moratorium has 
e f f e c t i v e l y  precluded new lower income housing. Intended t o  
replace  t h e  previous list of programs isthe Federal  " B e t t e r  
Communities A c t . "  This is t h e  name given t h e  second phase 
of Revenue Sharing. I t  is designed t o  replace t he  previous 
ca tegor ica l  grant  programs with "block grants"  or gross 
amounts of money t r ans f e r r ed  from Federal t o  l oca l  govern- 
ments. Allegedly, t he  block g ran t s  w i l l  t o t a l  not  less than 
a community received from ca tegor ica l  grants .  The in ten t ion  
i s  fo r  l oca l  governments t o  set  t h e i r  own p r i o r i t i e s  f o r  
expenditures on t h e  b a s i s  of need r a the r  than j u s t  because 
money is ava i l ab l e  through a grant  program. The A c t ,  however, 
is  having a d i f f i c u l t  t i m e  in Congress. The l a t e s t  prognosis 
i s  t h a t  t he r e  w i l l  have t o  be a s u b s t a n t i a l  revis ion  f o r  the  
Act t o  be adopted i n  t i m e  t o  be i n  e f f e c t  by July  1, 1974. 

A s  proposed, t h e  A c t  provides f o r  $2.3 b i l l i o n  with 65% going 
t o  urban c i t ies  and counties  and between $270 t o  $360 mil l ion 
going t o  s t a t e s  f o r  d i s t r i b u t i o n  t o  l o c a l  governments. Previous 
revenue sharing proposals provided fo r  near ly  th ree  t i m e s  a s  
much money bu t  they w e r e  defeated. 
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T h e  c u r r e n t  p o s s i b i l i t i e s  s e e m  t o  be: l i f t i n g  t h e  moratorium 
and r e in s t a t emen t  of  subs idy  programs, r e v i s i n g  d i r e c t  subsidy 
programs o r  their  permanent t e rmina t ion .  Should the programs 
be d i scon t inued ,  t h e r e  i s  a presumption t h a t  ano ther  l e v e l  o f  
government w i l l  assume r e s p o n s i b i l i t y  u s i n g  b lock  g r a n t s ,  
l o c a l  funds, or bo th ,  b u t  t h i s  is n o t  c l e a r .  

*STATE 

T h e  S t a t e  l e g i s l a t u r e  has  approved t a x  r e b a t e s  f o r  homeowners, 
a form of i n d i r e c t  housing subsidy.  The S t a t e  a l s o  h a s  a 
Department of Housing and Community Development t h a t  i s  
involved i n  housing a t  the r e sea rch ,  informat ion and p lanning  
l e v e l .  O t h e r w i s e ,  the S t a t e  has  been i n a c t i v e  i n  housing.  
There is  no i n d i c a t i o n  t h a t  t h e  S t a t e  intends t o  assume any 
r e s p o n s i b i l i t y  i n  t h e  a r e a  of housing,  beyond r e q u i r i n g  each 
c i t y  and county t o  adopt a housing element a s  p a r t  o f  t h e i r  
General  Plan.  

The S t a t e ,  l ike  the Federa l  government, h a s  adopted environ-  
mental  p r o t e c t i o n  l e g i s l a t i o n .  A l l  projects f e l t  t o  have a 
s i g n i f i c a n t  impact on the environment a r e  s u b j e c t  t o  a review 
p roces s .  This  requirement i s  intended t o  p r o t e c t  the environ-  
ment and does prov ide  a b a s i s  f o r  more i n t e n s e  c a r e  and 
p lanning ;  however, it does t end  t o  i n c r e a s e  t h e  cost of 

I development by  a t  l e a s t  a s  much a s  the p r i c e  o f  the Environ- 
mental  Impact Report ,  p l u s  the c o s t  t o  t h e  developer  f o r  the 
de l ay ,  p l u s  t h e  c o s t  o f  m i t i g a t i n g  whatever d e t r i m e n t a l  impact 
i s  revea led .  

Somewhat of a c o n s t r a i n t  t o  the development of lower income 
housing i s  t h e  S t a t e  p o l i c y  of t a x i n g  mobilehomes a s  v e h i c l e s  
r a t h e r  than  proper ty .  A s  w i t h  a motor v e h i c l e ,  a p o r t i o n  o f  
t h e  mobilehome t a x  i s  r e t u r n e d  t o  t h e  l o c a l  government: however, 
it is  a r e l a t i v e l y  sma l l  amount t o  beg in  w i t h  and dec reases  
a s  t h e  mobilehome ages .  Th i s  gene ra t e s  some resentment a t  t h e  
l o c a l  l e v e l  where there i s  a d e s i r e  t o  have p rope r ty  occupied 
wi th  t a x  gene ra t ing  uses .  Therefore ,  s anc t ions  a r e  t aken  
a g a i n s t  mobilehomes and f requent ly  the i r  l o c a t i o n  i s  seve re ly  
l i m i t e d  or even restricted. 

The s u b j e c t  of  t a x  i n e q u i t y  i s  extremely broad and complex. 
It  extends  f a r  beyond t h e  scope of t h i s  report. I n  gene ra l ,  
however, the S t a t e  d i c t a t e s  t y p e s  and amounts of  t a x e s  which 
may be l e v i e d  by l o c a l  governments. A r ecen t  occurrence,  

I 
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which undoubtedly w i l l  a f f e c t  t h e  a b i l i t y  of  t h e  County and 
c i t i es  i n  t h e  County t o  r a i s e  revenue,  is the p rope r ty  t a x  
r a t e  f r e e z e .  The p r o p e r t y  t a x  r a t e .  t h e  major source  of l o c a l  
government revenue, now cannot  be r a i s e d  beyond c u r r e n t  l e v e l s  
wi thout  approval  of a m a j o r i t y  of the e l e c t o r a t e .  There a r e  
except ions ,  such a s  t h e  even t  of major annexat ions  or extens ion  
of s e r v i c e ,  b u t ,  g e n e r a l l y  speaking,  t h e  S t a t e  has  p r e t t y  w e l l  
e l imina t ed  t h e  p r o p e r t y  t a x  a s  a resource  l o c a l  government 
could t a p  t o  a s s i s t  i n  t h e  development of housing. 

For many y e a r s  con t rove r sy  h a s  existed on t h e  e q u i t y  of S t a t e  
Laws which r e q u i r e  l o c a l  governments t o  a s s e s s  land and improve- 
ments on the b a s i s  of highest and best u s e  and f a i r  market 
va lue .  Many fee l  t h a t  i f  l and  w e r e  a s se s sed  a t  a higher r a t e  
than  improvements, t h i s  would gene ra t e  more r a t i o n a l  urban 
development. I t  i s  f e l t  t h a t  t h e  c u r r e n t  p r a c t i c e  tends t o  
d i s r e g a r d  d e t e r i o r a t i n g  and marginal  improvements on va luab le  
land;  encourages sprawl ing  and hopscotching of development: 
and p e n a l i z e s  maintenance and r e h a b i l i t a t i o n  of proper ty .  

Another o b s t a c l e  t o  be overcome r e l a t e s  t o  the New Federalism 
concept proposed by P r e s i d e n t  Nixon and manifes ted i n  t h e  
" B e t t e r  Communities A c t "  p rev ious ly  described. The C a l i f o r n i a  
C o n s t i t u t i o n  is n o t  a s  permiss ive  a s  t h e  Federa l  C o n s t i t u t i o n  
wi th  regard  t o  the u t i l i z a t i o n  of p u b l i c  funds f o r  p r i v a t e  
purposes .  I n  other words, i n  o r d e r  for loca l  government t o  
l e g a l l y  assume t h e  d i r e c t  housing a s s i s t a n c e  r o l e  p rev ious ly  
f i l l e d  by t h e  Federa l  Government, it may be necessary  t o  
r e v i s e ,  o r  a t  l e a s t  i n t e r p r e t  more l i b e r a l l y ,  t h e  S t a t e  
C o n s t i t u t i o n  - 

8 LOCAL 

Local  governmental p o l i c i e s  and a c t i o n s  a r e  o f t e n  i n  c o n f l i c t  
w i t h  s t a t e d  hous ing  goa l s .  Governmental a c t i o n s  and policies 
d i r e c t l y  effect the c y c l e  of d e p r e c i a t i o n  i n  neighborhoods. 
For example, l o c a l  government t r a d i t i o n a l l y  h a s  provided 
tremendous s u b s i d i e s  toward the development of  housing.  
Unfor tuna te ly ,  however, t h e  s u b s i d i e s  have been s u b t l e ,  
i n d i r e c t  and have tended t o  b e n e f i t  en t r ep reneu r s  r a t h e r  
t han  t h e  u l t i m a t e  consumer. P r imar i ly ,  what i s  b e i n g  r e f e r r e d  
t o  i s  t h e  l o c a t i o n a l  advantage r e s u l t i n g  from p u b l i c  a c t i o n  
t h a t  f avo r s  one ca tegory  o f  land over  another .  What makes 
land va luab le  f o r  urban purposes? T h e  answer, o f  course ,  is  
i t s  l o c a t i o n ,  i n  r e f e r e n c e  t o  streets,  p u b l i c  s e r v i c e s  and 
p u b l i c  f a c i l i t i e s .  Modern development requirements  u s u a l l y  
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provide  t h a t  
sometimes t o  

t h e  developer  
d e d i c a t e  l and  

i n s t a l l  l o c a l  streets and u t i l i t i e s ,  
f o r  parks  and o c c a s i o n a l l y  t o  pay 

a fee t o  account for prev ious ly  i n s t a l l e d  p u b l i c  c a p i t a l  
f a c i l i t i e s .  However, development depends upon t h e  e x i s t e n c e  
o f  e s t a b l i s h e d  major f a c i l i t i e s  t h a t  have been i n s t a l l e d  and 
pa id  f o r  by o t h e r s .  Frequent ly ,  t h i s  r e p r e s e n t s  a bonus o f  
many thousands o f  d o l l a r s  per u n i t  t o  t hose  engaged i n  develop- 
ment a c t i v i t y .  

In  t h i s  regard,  r e s i d e n t s  have complained t h a t  publ ic  s e r v i c e s  
a r e  inadequate  o r  even absen t  i n  a r e a s  o f  r e s i d e n t i a l  d e c l i n e  
wh i l e  c a p i t o l  improvements a r e  r e a d i l y  extended i n  new growth 
a r e a s .  Data from the Stockton  Neighborhood Analys i s  Study 
suppor t s  the con ten t ion  t h a t  South Stockton h a s  s u f f e r e d  from 
popula t ion  d e c l i n e  and benign n e g l e c t  w h i l e  neighborhoods t o  
t h e  no r th  a r e  encouraged t o  g r o w .  

The zoning a p p l i e d  t o  land  is another  form of publ ic  subsidy.  
It i s  w e l l  known t h a t  zoning determines ,  t o  a g r e a t  e x t e n t ,  the 
value of land a s  a c o r o l l a r y  t o  i t s  determining t h e  p o t e n t i a l  
use .  Again, it u s u a l l y  is the en t r ep reneu r so r  d e a l e r  i n  l and  
t h a t  cap tu re s  the p r o f i t .  

Zoning, p a r t i c u l a r l y  t h a t  for i n d u s t r y  is o f t e n  u n r e a l i s t i c  
and does n o t  r e p r e s e n t  where development is  l i k e l y  t o  occur. 
In  e x i s t i n g  r e s i d e n t i a l  neighborhoods, such zoning f o s t e r s  
r e s i d e n t i a l  decl ine.  O t h e r  l o c a l  land development r e g u l a t i o n s  
t end  t o  be somewhat r e a c t i o n a r y  i n  the sense  t h a t  t h e y  w e r e  
formulated t o  upgrade and provide  s t anda rds  where none existed 
p rev ious ly .  I n  many c a s e s ,  requirements  a r e  imposed for t h e  
sake  of appearance and enhancement of p rope r ty  va lues .  There 
is no ques t ion  t h a t  low d e n s i t y ,  l a r g e  s e tbacks ,  w i d e  s treets ,  
s idewalks  on b o t h  s i d e s  and underground dra inage  a r e  better. 
The ques t ion  i s ,  a r e  t hey  a l l  necessary  when a l a r g e  percen tage  
o f  t h e  popula t ion  is  n o t  even housed i n  adequate s t r u c t u r e s .  

These p o i n t s  a r e  r a i d e d  not  t o  a t t a c k  t h e  moral  c h a r a c t e r  o f  
t h o s e  who may b e n e f i t  from t h e s e  events  and p roces ses .  On an 
i n d i v i d u a l  b a s i s ,  t h e y  assume risks and f r e q u e n t l y  c o n t r i b u t e  
va lue  f o r  the i r  e f f o r t s .  Rather ,  the i n t e n t i o n  is t o  p o i n t  
o u t  t h a t  l o c a l  government may u n i n t e n t i o n a l l y  be c o n t r i b u t i n g  
t o  the i n f l a t i o n  o f  land v a l u e s  and r e s i d e n t i a l  d e c l i n e  t h r u  
t h e i r  p o l i c i e s  and commitment of resources .  This  is one o f  
the f a c t o r s  t h a t  make hous ing  i n c r e a s i n g l y  more expensive and, 
perhaps more s i g n i f i c a n t l y ,  
b u t i n g  t o  the i r  own f i n a n c i a l  dilemma by s e l l i n g  s t o c k  i n  t h e i r  
co rpo ra t ions  t o o  cheaply.  

l o c a l  governments may be c o n t r i -  

1 
I 

! 

-88- I 



City i n i t i a t e d  annexations have sometimes f a i l e d  because 
c i t i e s  have not adequately responded t o  t he  concerns of 
r es iden t s  regarding t he  consequences of annexation. 
of unincorporated f r i nge  areas  have expressed a desire f o r  
t h e  bene f i t s  of being pa r t  of an adjacent c i t y  bu t  f ea r ,  
of ten erroneously,  t h a t  such services w i l l  g r ea t l y  increase 
t h e i r  cos ts .  

Residents 
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PUBLIC FACILITIES 

This sec t ion  covers t h r ee  b a s i c  services:  water,  l i qu id  
waste and drainage. There a r e  se r ious ,  o f t e n  severe problems 
r e l a t ed  t o  these  f a c i l i t i e s .  Many of t he  problems der ive  from 
the geographical loca t ion ,  t e r r a i n  and s o i l  condit ions of t h e  
County and t h e  need t o  b r ing  o lder ,  substandard areas  up t o  an 
acceptable condi t ion  of h e a l t h  and s a f e ty .  A s  i f  t h i s  weren ' t  
enough, t h e  Federal and S t a t e  governments, depended upon f o r  
f inancing major por t ions  of needed major f a c i l i t i e s ,  a r e  
rev i s ing  t h e i r  requirements t o  c a u s e  l oca l  governments t o  
amend previous p o l i c i e s  concerning use and extensions of 
f a c i l i t i e s .  

San Joaquin County is located i n  an a l l u v i a l  bas in  formed 
before  recorded h i s t o r y  by t h e  flow of water from the  S i e r r a  
Nevada. Although t h e  San Joaquin River remains t o  remind t h e  
County of i ts  previous land formation, most of t h e  County's 
f resh  water supply comes from underground s torage  a reas  or 
aqu i fe r s ,  not  from t h e  r i v e r .  

Water supply problems i n  t h e  County a r e  pr imar i ly  expressed 
i n  terms of ove rd ra f t s  on t h e  underground supply. As pumping 
f o r  domestic use increases .  t h e  b a r r i e r s  which f o r s t a l l  s a l t  
w a t e r  invasion are  broken down. S a l t  water invades and con- 
taminates t h e  underground s t o r e s .  The c lo se r  t h e  community 
is t o  t h e  r i v e r  the more l i k e l y  i t s  water supply w i l l  be 
a f fec ted  by s a l t  water in t rus ion .  Pumps i n  t h e  western p a r t  
of Stockton have had t o  be closed down because of the invasion. 
Areas l i k e  Manteca, on t h e  o the r  hand, a r e  f a r  enough removed 
t h a t  they have l i t t l e  t o  worry about unless  much more se r ious  
erosions take  p lace .  To prevent overdraf t ing ,  and i n  some 
cases t o  improve water q u a l i t y ,  a f fec ted  communities a r e  
seeking supplemental surface  water suppl ies .  

Currently l i q u i d  waste t reatment  i s  undertaken l oca l l y .  
Service is genera l ly  l imi ted  t o  t he  c i t ies  which o h  t h e  
treatment f a c i l i t i e s .  There a r e ,  of course,  some conspicuous 
exceptions: t h e  Lincoln Vil lage Plant ,  a small  p l an t  serving 
t he  Housing Authori ty u n i t s  i n  Thornton, and a small  p lant  
i n  Lockeford. These small  secondary treatment f a c i l i t i e s  and 
"packase t reatment  p l an t s " ,  however, o f t en  have a number of 
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o p e r a t i o n a l  problems which a r e  a s  y e t  unresolved.  For example, 
i n  a number of i n s t a n c e s  adequate e f f l u e n t  d i s p o s a l  systems 
have n o t  been incorpora ted .  In  a t  l e a s t  two cases  i n  t h e  
County, t h e  Regional  Water Qua l i t y  Control  Board has  placed 
cease  and d e s i s t  o r d e r s  on f u r t h e r  development w i th in  a 
subd iv i s ion  because o f  package p l a n t  inadequacies .  The 
e f f l u e n t  d i s p o s a l  systems provided by the des igne r s  w e r e  
inadequate  t o  handle  the load and no backup system was pro- 
vided .  T h i s  h a s  p rec luded  f u r t h e r  development u n t i l  water  
qua.l i ty requirements  have been m e t .  Genera l ly ,  r e s idences  
i n  the un incorpora ted  a r e a  of the County use  s e p t i c  t anks .  
Since much of the s o i l  i n  the County is c l a y  and poor ly  dra ined ,  
many problems have occurred w i t h  s e p t i c  tanks:  p a r t i c u l a r l y  
contaminat ion of w e l l s .  

Recognizing these problems the Envir  nment ~ 1 P r o t e c t i o n  Agency 
h a s  r e c e n t l y  r equ i r ed  c i t i e s  t o  agree  t o  s e r v e  a s  r e g i o n a l  
t r ea tmen t  o r  p roces s ing  c e n t e r s  a s  a cond i t i on  of accep t ing  
Federa l  and S t a t e  f i n a n c i a l  a s s i s t a n c e  f o r  s e w e r  and water  
p r o j e c t s .  Consequently Stockton,  Manteca, Tracy and Lodi 
t r ea tmen t  p l a n t s  have been des igna t ed  a s  major p rocessors  fo r  
the i r  p lanning  a r e a s ,  and i n  some c a s e s ,  f o r  communities i n  
ad j acen t  p lanning  a r e a s .  Although such f a c i l i t i e s  w i l l  
f a c i l i t a t e  t h e  ex t ens ion  o f  s e r v i c e s  t o  a r e a s  c u r r e n t l y  blighted 
because they  l ack  s e w e r s ,  the r eg iona l  t rea tment  p l a n t  approach 
h a s  i n h e r e n t  problems of c o s t  and capac i ty .  Trunk l i n e s ,  
i n d i v i d u a l  connec t ions ,  pumping s t a t i o n s ,  e tc . ,  a r e  needed and 
w i l l  c o s t  a g r e a t  d e a l  o f  money. In  a d d i t i o n ,  some c i t i es ,  
which have assumed t h e  r e s p o n s i b i l i t y  a s  Regional Treatment 
Centers i n  response t o  Federa l  funding support, have reached 
t rea tment  p l a n t  l i m i t s  o r  must s a t i s f y  more r i g i d  t rea tment  
requirements b e f o r e  a d d i t i o n a l  r e s i d e n t i a l  development can be 
permi t ted .  These problems w i l l  have t o  be remedied. 

! 
.i 

Concerning d ra inage ,  adequate storm-water d i s p o s a l  p r e s e n t s  
c o s t  problems i n  o l d e r  a r e a s  of c i t i es  and in  r e s i d e n t i a l  
a r e a s  which a r e  n o t  cont iguous t o  e x i s t i n g  development. In  
t h e  o l d e r  a r e a  o f  c i t i es  t h e r e  is  a need f o r  an improved 
dra inage  system. However, i n  many cases ,  p roper ty  owners 
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cannot a f f o r d  t h e  c o s t .  I n  a r e a s  i n  which r e s i d e n t i a l  develop-  
ment h a s  skipped over  l a r g e  vacant  p a r c e l s  of  land,  p u b l i c  
f a c i l i t i e s  must be extended a t  g r e a t e r  c o s t  than  t h a t  f o r  
contiguous development. These inc reased  c o s t s  a r e  u s u a l l y  
borne by a f f e c t e d  homeowners and i n  some c a s e s  by  c i t i e s .  

I 
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INTRODUCTION 

Previous sec t ions  out l ined t h e  housing needs 
and i den t i f i ed  cons t r a in t s  t o  meeting t h i s  need. From 
these -f indings ,  it is obvious t h a t  Public  pol icy must be - 
focused on meeting the housing need, pa r t i cu l a r l y  t h a t  for lower 
income households, and t h a t  l oca l  governments must take  the 
i n i t i a t i v e  i n  t r y ing  t o  a l l e v i a t e  housing problems i n  t h e  absence 
of S t a t e  or Federal commitment. P r i o r i t i e s  must be defined and 
r e s p o n s i b i l i t i e s  must be assumed by appropriate  public and p r iva te  
e n t i t i e s .  

f t h e  Coun y 

___ ..The,purpose-of this sec t i on  is -to define, i n  brief .- the -major---. 
problem, or housing need: t o  suggest pol icy,  o r  changes i n  policy 
w h i c h  would address housing ills: and t o  suggest poss ib le  ac t ions  
w h i c h  should be inves t iga ted  by governments t o  determine f e a s i b i l i t y  
of implementation. 

The po in t  t o  be emphasized here is t h a t  t h e  ac t ion  programs and 
pol icy  recommendations w h i c h  follow a r e  suggested methods of 
involvement and t h a t  these w i l l  be inves t iga ted  fu r the r  a s  t o  
their p r a c t i c a l i t y  and f e a s i b i l i t y  by t h e  newly crea ted  Housing 
Task Force. It should a l s o  be noted t h a t  it i s  not  the in ten t ion  
of the Task Force t o  p resc r ibe  ac t i on  programs f o r  each j u r i s -  

community could be involved i n  t o  a l l e v i a t e  housing problems. 

To provide background, the Task Force was created by the San 
Joaquin County Board of Supervisors,  t h e  City of Tracy and the 
City of Stockton a t  t he  conclusion of t he  Community Development 
Program. These j u r i s d i c t i o n s  recognized t h a t  continuing 
r e spons ib i l i t y  f o r  housing ac t ion  should be vested i n  one body 
which w i l l  i nves t iga te ,  recommend and coordinate housing act ion 
programs and i n  o ther  ways serve  t o  f u r t h e r  the objec t ives  of 
s a f e  housing i n  decent neighborhoods f o r  a l l  c i t i z ens .  In order 
f o r  the Task Force t o  accomplish these ends, it is e s s e n t i a l  
t h a t  the San Joaquin County Council of Governments provide 
permanent t echn ica l  and s t a f f  ass is tance .  

- -d ic t ion-but  T a t h e r  t o  suggest v i ab l e  programs that-'each-- * -  - _ j  
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FINDING: Residents  i n  low income a r e a s  have exper ienced d i f f i c u l t y  
i n  ob ta in ing  f inanc ing  f o r  home purchase,  c o n s t r u c t i o n  or improve- 
ments. 

Policy: Local  government should a c t  t o  promote t h e  flow 
of c a p i t a l  i n t o  l o w  and moderate income neighborhoods. 

Recommended Action qrograms: 
1. FHA should be encouraged t o  review i t s  c u r r e n t  

i n s u r i n g  p r a c t i c e s  wi th  i n t e n t  o f  d i r e c t i n g  
e q u i t a b l e  r e sou rces  i n t o  the moderate income 
minor i ty  neighborhoods o f  t h e  County. 

2 .  Organiza t ions  such a s  Savings Assoc ia t ion  
Mortgage Company, Inc .  (SAMCO) should be 
encouraged t o  engage i n  a j o i n t  ven tu re  t o  
create a revolv ing  loan fund f o r  r e h a b i l i t a t i o n  
of houses ,  w i th  p r i o r i t y  given t o  homeowners i n  
des igna t ed  renewal r e h a b i l i t a t i o n  o r  code enforce-  
ment neighborhoods. 

3 .  C i t i e s  and t h e  County t o g e t h e r  should c o n t r i b u t e  
t o  a s i n g l e  h i g h  r isk insurance p l an .  T h i s  would 
g r e a t l y  expand borrowing c a p a b i l i t i e s .  An example 
o f  t h e  p o t e n t i a l  o f  such an arrangement is i n  t h e  
Mission D i s t r i c t  o f  San Franc isco  where the Model 
C i t i e s  Program and the Crocker Bank engaged i n  a 
program of p rov id ing  loans  t o  homeowners i n  t h e  
a r e a .  Model C i t i e s  depos i t ed  $150,000 a s  s e c u r i t y  
a g a i n s t  d e f a u l t  and t h e  bank, i n  t u r n ,  w i l l  make 
$1.5 m i l l i o n  a v a i l a b l e  t o  r e s i d e n t s  f o r  home 
improvements a t  seven pe rcen t  i n k e r e s t .  

i 

4. The C i t i e s  and the County should i n s i s t  t h a t  banks and 
insurance  companies w i t h  whom they  do bus ines s  adopt 
Af f i rma t ive  Action Lending and Insurance Programs. 
Among o t h e r  t h i n g s ,  an Aff i rmat ive  Action Program 
impl ies  review and r e v i s i o n  of l end ing  and i n s u r i n g  
p r a c t i c e s  i n  supposed h igh  r i s k  a r e a s .  

=Discussion: Over- estimation of mortgage risks of borrower 
and p r o p e r t y  and neighborhood have caused t r a d i t i o n a l  l ende r s  
t o  w i t h h o l d  their  suppor t  from the t a r g e t  a r e a s  of the 
County. S t u d i e s  conducted i n  a number of i nne r  c i t ies  have 
concluded t h a t  t h e  f e a r s  of  l end ing  i n s t i t u t i o n s  and govern- 
mental  o f f i c i a l s  have o f t e n  been h i g h l y  exaggerated a s  t o  
t h e  r i sk  o f  non-payment by  m i n o r i t i e s .  A r e c e n t  s tudy  i n  I 

I 
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W e s t  Fresno, Cal i fornia  advanced t h e  following arguments: 
1) Experience of those who have made housing loans i n  W e s t  
Fresno show a very low delinquency r a t e ;  2 )  Much of the  
b e l i e f  t h a t  low income people i n  general,  and blacks i n  
pa r t i cu l a r ,  a r e  poor c r e d i t  r i s k s  comes from records on such 
t i m e  purchases a s  automobiles and households furnishings.  
These a r e  not good i nd i ca to r s  of  r e l i a b i l i t y  i n  making housing 
payments. Methods must be devised t o  redirect c a p i t a l  i n t o  
t a r g e t  areas.  Exis t ing  housing w i l l  f u r t he r  decl ine  and 
neighborhoods w i l l  become wen more undesirable i f  the 
ex i s t i ng  good stock of housing is not preserved. Local 
governments must use t h e i r  considerable power and leadership 
t o  encourage banks and lending i n s t i t u t i o n s  t o  inves t  i n  
minority neighborhoods. This is not only a question of 
s o c i a l  equity,  bu t  a l s o  good business t o  he lp  preserve t h e  
i n t e g r i t y  of areas  which a r e  already b u i l t  up. 
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FINDING: 
excluded from the new homeownership market.  

Low and moderate income f a m i l i e s  a r e ,  f o r  the most p a r t ,  

Policy: Local governments should a c t i v e l y  seek t o  i n c r e a s e  
the oppor tun i ty  f o r  homeownership among low and moderate 
income f a m i l i e s .  

Recommended Action Programs: 
1. Encourage the S t a t e  t o  form " l i t t l e  EBA's" t o  provide 

insurance  mortgage funds f o r  buyers  i n  the t a r g e t  a r e a s  
who h e r e t o f o r e  could no t  secure  long t e r m  f inanc ing .  

2.  Encourage Federa l  r e v i s i o n  of Sec t ion  235 t o  provide 
d i r e c t  low i n t e r e s t  r a t e  loans  t o  e l ig ib le  f a m i l i e s ,  
and encourage the format ion of a Federa l  bank t o  make 
such loans .  

3 .  Promote and p u b l i c i z e  the p o t e n t i a l  b e n e f i t s  of 
coope ra t ive  and condominium type  arrangements a s  owner- 
ship p o s s i b i l i t i e s  for low and moderate income f a m i l i e s .  

4 ,  Encourage p r i v a t e  b u i B r s  t o  u s e  Turnkey programs t o  
provide  low/moderate homes i n  s c a t t e r e d  sites i n  the 
s tudy  a r e a .  

5. Encourage the Housing Author i ty  t o  develop new p u b l i c  
housing u n i t s  f o r  s a l e  t o  l o w  income f a m i l i e s  i n  
s c a t t e r e d  s i tes  throughout the s tudy  a r e a .  

6 .  Encourage the format ion of a Housing Development 
Corporat ion.  

7 .  I n v e s t i g a t e  the u s e  of self-help, non- prof i t  groups 
a s  p o t e n t i a l  sponsors  OE homes and o t h e r  s e r v i c e s .  

8. Promote efforts  t o  p rov ide  loans  and g r a n t s  from the 
Farmers Home Adminis t ra t ion  t o  c o n s t r u c t  housing i n  
r u r a l  a r e a s .  

=Discussion: Low/moderate f a m i l i e s  g e n e r a l l y  have an oppor- 
t u n i t y  on ly  t o  buy o l d e r  homes. Without Federal  p a r t i c i p a t i o n  
t h e r e  w i l l  probably be l i t t l e  new housing cons t ruc ted  f o r  
low income f a m i l i e s .  Some new c o n s t r u c t i o n  can be provided,  
however, through t h e  u s e  of  s p e c i a l  revenue s h a r i n g  funds. 
The magnitude and n a t u r e  o f  t h e  Fede ra l ly  sponsored B e t t e r  
Communities A c t  is  s t i l l  undetermined, t h e r e f o r e  ambit ious  
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programs r e q u i r i n g  massive amounts of money f o r  l o w  r e n t  p u b l i c  
housing cannot be  considered i n  th i s  r e p o r t .  However, 
p r epa ra t ion  f o r  f u t u r e  Fede ra l ly  funded programs must be 
s t a r t e d  now i f  San Joaquin County is  t o  e f f e c t i v e l y  compete 
f o r  Federal  a s s i s t a n c e .  

Many low/moderate income f a m i l i e s  could a f f o r d  t o  purchase  
the i r  homes i f  a number o f  i n s t i t u t i o n a l  c o s t s  commonly 
a s s o c i a t e d  w i t h  a c q u i s i t i o n ,  f i nanc ing  and t r a n s f e r  o f  t i t l e  
were reduced or e l imina t ed .  Sec t ion  235 was an i n t e r e s t  
subsidy program intended t o  prov ide  homeownership 
o p p o r t u n i t i e s  t o  f a m i l i e s  i n  the $3,000 t o  $8,000 income 
range. The program subs id i zed  mortgage i n t e r e s t  r a t e s  down 
t o  1 pe rcen t .  For example, on an average $15,000 new u n i t  w i t h  
a 30 y e a r  mortgage a t  8.5 pe rcen t  t h e  es t imated  monthly payment 
would be $155 on the open market .  W i t h  the f e d e r a l  subs idy  
there would be a very low down payment and the same u n i t  would 
have a monthly payment o f  on ly  $121 .  

One s e r i o u s  drawback o f  the Sec t ion  235 program i s  t h a t  the 
e q u i t y  bu i ldup  i n  the subs id i zed  program is much sma l l e r  t han  
on a d i r e c t  low i n t e r e s t  r a t e  loan.  I f ,  f o r  i n s t a n c e ,  the 
government would prov ide  a d i r e c t  l oan  of $15,000 for  t h i r t y  
yea r s  t o  a fami ly  a t  1 pe rcen t  i n t e res t  r a t e ,  i n  f i f t e e n  y e a r s  
t h e  q u i t y  bu i ldup  would be $6,950.  Under ths  subs idy  program, 
a f t e r  f i f t e e n  y e a r s  o f  payment on a t h i r t y  y e a r  FHA insu red  
loan a t  8 .5  pe rcen t ,  t h e  homeowner w i l l  have accumulated on ly  
$3,200 i n  equity. Since homeownership is a means o f  sav ings  
f o r  moderate income people  it would appear  t h a t  i n t e r e s t  subsidy 
programs d e f e a t  t h i s  i n t e n t .  

I n  the p a s t ,  Turnkey programs w e r e  used t o  provide  homeownership 
oppor tun i ty  t o  poor people.  Under these programs any p r i v a t e  
developer  may propose t o  a l o c a l  housing a u t h o r i t y  t o  b u i l d  
p u b l i c  housing i n  accordance w i t h  h i s  own p l ans  and specifi- 
c a t i o n s .  I f  the u n i t s  w e r e  a p p r o p r i a t e l y  p r i c e d  and m e t  
a ccep tab l e  des ign  s t anda rds ,  the l o c a l  hous ing  a u t h o r i t y  
con t r ac t ed  w i t h  the deve loper  t o  purchase  the completed housing.  
"Turning t h e  Keys" over  t o  the l o c a l  housing a u t h o r i t y  who 
then  o f f e r e d  t h e  houses f o r  s a l e  t o  low and moderate income 
f ami l i e s .  

Turnkey I11 type  programs o f f e r e d  homeownership possibi l i t ies  
t o  f a m i l i e s  who have been t e n a n t s  i n  p u b l i c l y  owned u n i t s  
f o r  some t i m e .  Equi ty  was b u i l t  up through r e n t  payments o r  
from c r e d i t s  earned from under taking maintenance.  Under 
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e x i s t i n g  law the t e n a n t  would n e v e r  pay more than  25  
pe rcen t  of h i s  a d j u s t e d  income f o r  r e n t .  A s  h i s  income 
increased  h i s  r e n t  would i n c r e a s e  a l s o .  This  would 
con t inue  u n t i l  such time a s  h i s  a d j u s t e d  income exceeded 
t h e  set  maximum. A t  t h a t  time, t h e  t e n a n t  would e i t h e r  
conver t  t o  t h e  bmownersh ip  program o r  acqu i r e  hous ing  
e lsewhere ,  the reby  p e r m i t t i n g  a family  i n  t h e  lowest  
income group t o  r e c e i v e  t h e  necessary  a s s i s t a n c e .  

Programs under t h e  j u r i s d i c t i o n  of  t h e  Farmers Home 
Adminis t ra t ion  should  a l s o  be  i n v e s t i g a t e d  a s  t o  t h e i r  
a b i l i t y  t o  prov ide  hous ing  i n  r u r a l  a r e a s .  For example, 
t h e  FHA wi th  an o f f i c e  i n  Stockton,  p rov ides  Sec t ion  502 
loans  and Sec t ion  504 g r a n t s  wi th  i n t e r e s t  r a t e s  a s  low 
a s  one pe rcen t  t o  low income f a m i l i e s  i n  r u r a l  a r e a s  of 
10 ,000 o r  less. Under Sec t ion  502, loans  a r e  i s s u e d  t o  
i n d i v i d u a l  f a m i l i e s  o r  non- prof i t  groups who purchase  
m a t e r i a l s  and save  l a b o r  costs by i n v e s t i n g  the i r  own 
"sweat" i n  c o n s t r u c t i o n  of  n e w  homes. 
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FINDING: 
low and moderate income households is i n  t h e  r e h a b i l i t a t i o n  and 
p re se rva t ion  of the e x i s t i n g  housing s tock .  

The primary source of a f fordable  and decent housing f o r  

mPalicy: Local government should promote the  maximum use of 
r e h a b i l i t a t i o n  and a s s i s t e d  code enforcement procedures 
where appropr ia te .  

Recommended Action Pragrams: 
Rehab i 1 it a t  ion 
1. The County and t h e  C i t i e s  should set a s i d e  s u f f i c i e n t  

monies from s p e c i a l  revenue shar ing  t o  e s t a b l i s h  a revolving 
fund account s i m i l a r  t o  t h e  Sect ion 312 loan program of HUD, 
one which i s  e s p e c i a l l y  t a i l o r e d  to t h e  needs of t h e  County. 
The concept o f  making such loans ava i l ab l e  on a County-wide 
b a s i s  should be inves t iga ted .  

2.  P r iva t e  lending i n s t i t u t i o n s  and banks should be 
encouraged by t h e  County and t h e  C i t i e s  t o  form 
pooled r i s k  insurance plans  t o  provide loans f o r  
meaningful r e h a b i l i t a t i o n  treatment i n  a reas  not  
covered by code enforcement programs. 

3 .  Non-profit and l imi t ed  dividend sponsoring groups 
who demonstrate t h e  a b i l i t y  t o  provide expert  
management sk i l l s  should be encouraged and a s s i s t e d  
by t h e  C i t i e s  and t h e  County t o  undertake minimum 
and moderate s i z e  r e h a b i l i t a t i o n  programs. 

Large corpora t ions  and experienced conskruction companies 
should be encouraged t o  use t h e i r  considerable  resources ,  
management s k i l l s  and e x p e r t i s e  f o r  demonstration 
proqrams. Such programs should be loca ted  i n  r e h a b i l i -  
t a t i o n  t reatment  a reas .  Demonstration programs should, 
a t  a minimum, cover a c i t y  block. Other l e s s  experienced 
p r i v a t e  sponsoring groups could b e n e f i t  from t h e  r e s u l t s  
?f t h e  demonstration program and t h e  impact of a l a rge  
s i z e  p r o j e c t  w i l l  se rve  a s  a focus f o r  o the r  community 
conservat ion e f f o r t s .  

4. 

5 .  Encourage t h e  establishment of a l imi t ed  dividend 
Housing Development Corporation composed of  major 
bus inesses ,  r e s i d e n t s  and housing profess iona ls .  
Shares could be issued t o  provide seed money t o  buy 
vacant land or d e t e r i o r a t i n g  s t r u c t u r e s  for t h e  purpose 
of r e h a b i l i t a t i n g  and s e l l i n g  them t o  l o w  income 
f ami l i e s .  This approach has been used i n  the  Ci ty  of 
P i t t sbu rgh ,  Pennsylvania and i n  Compton, Ca l i fo rn i a .  

6. Promote e f f o r t s  t o  provide Farm Home Administration 
r e h a b i l i t a t i o n  loans t o  low income owner-occupants t o  
make needed r e p a i r s .  
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Code Enforcement 
1. 

2 .  

3 .  

4. 

5. 

6 .  

7 .  

A l l  housing of fered  f o r  s a l e  should be inspected 
p r i o r  t o  s a l e  and should be brought up t o  housing 
code p r i o r  t o  occupancy. 

Code enforcement programs should be undertaken on a 
neighborhood b a s i s  and subs id ies  must be ava i lab le  
f o r  those  f ami l i e s  who cannot a f fo rd  t o  make needed 
cor rec t ions .  

Code enforcement programs must be coordinated with 
o the r  r e h a b i l i t a t i o n  and re loca t ion  e f f o r t s  and with 
s o c i a l  and economic counsel l ing programs. 

Voluntary code enforcement must be st imulated by area- 
wide educat ional  programs. The C i t i e s  and t h e  County 
should provide guidance and t echn ica l  a s s i s t ance  t o  
r e s iden t s  who wish t o  make t h e i r  own repa i r s .  

The C i t i e s  and t h e  County should survey a l l  neighbor- 
hoods on a pe r iod ic  b a s i s  with t h e  i n t e n t  of de t ec t ing  
e a r l y  dec l ine ,  such a s  neglec t  of minor r epa i r s  and 
unpainted houses. Such surveys should a l s o  include 
assessment of pub l i c  improvements. Information 
regarding t h e  condi t ion of neighborhood publ ic  
f a c i l i t i e s  should be incorporated i n  t h e  formulation 
of c a p i t a l  improvement programs. Voluntary r e p a i r  
and r e h a b i l i t a t i o n  of t hese  a reas  should be encouraged 
through education programs, and technica l  ass i s tance  
from t h e  Planning and Building Departments and co l leges  
should be made ava i l ab le  t o  homeowners. These se rv ices  
should be made a v a i l a b l e  a f t e r  normal working hours and 
on weekends. 

Demolition should be kept  a t  a minimum and e f f o r t s  
should be made t o  keep very l o w  r e n t  housing on t h e  
market ~ 

Add s u f f i c i e n t  personnel t o  code enforcement s t a f f  t o  
adequately provide area-wide surveys and technica l  
a s s i s t ance  t o  homeowners. 

Discussion: 
Rehabi l i ta t ion  
The goals  of r e h a b i l i t a t i o n  a r e  t o  provide much needed q u a l i t y  
housing, i n  t h e  s h o r t e s t  poss ib le  period of time, a t  r e n t s  and 
p r i c e s  which people can a f ford .  Secondly, r e h a b i l i t a t i o n  tends 
t o  s t a b i l i z e  neighborhoods, d e t e r s  fu tu re  dec l ine  and loss of 
u n i t s  and p r o t e c t s  t h e  s i zeab le  investment of governments i n  
publ ic  f a c i l i t i e s .  Since r e h a b i l i t a t i o n  represents  one of t h e  
major t h r u s t s  of t h i s  r epor t ,  it i s  described i n  more d e t a i l  
than w i l l  o the r  program ac t ions .  
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Types of R e h a b i l i t a t i o n  Proqrams 
Four g e n e r a l  types  of r e h a b i l i t a t i o n  can occur.  T h e  l e a s t  
c o s t l y  a c t i o n  i s  a "paint- up,  fix-up" program which runs  
less than  5 percen t  of t h e  c o s t  of  new cons t ruc t ion .  T h i s  
e f f o r t  may be viewed as  ord inary  maintenance and somewhat 
less than  minimum r e h a b i l i t a t i o n .  
t i o n  wi th  vo lun ta ry  and/or p u b l i c  support may under take such 
a p r o j e c t  a s  a means o f  i n c r e a s i n g  neighborhood awareness 
and community p r i d e .  Minimum r e h a b i l i t a t i o n  programs seek 
t o  achieve a c e r t a i n  l e v e l  of  q u a l i t y  a t  c o s t s  which do n o t  
exceed 20 pe rcen t  of t h e  c o s t  of new c o n s t r u c t i o n .  Moderate 
r e h a b i l i t a t i o n  s t anda rds  would be a t t a i n a b l e  a t  u n i t  c o s t s  
which do n o t  exceed 50 percent of the new construct -ion.  
Maximum r e h a b i l i t a t i o n  would b r i n g  housing u n i t s  t o  new 
c o n s t r u c t i o n  s t anda rds  and would r e q u i r e  c o s t s  w i th in  50 
t o  80 pe rcen t  of  new c o n s t r u c t i o n .  It h a s  been found i n  
many programs a c r o s s  the country  t h a t  maximum r e h a b i l i t a t i o n  
has  been extremely c o s t l y .  I n  the Amity V i l l a g e  program i n  
New York C i t y ,  f o r  example, maximum r e h a b i l i t a t i o n  c o s t  
nea r ly  a s  much a s  it would have t o  demolish and r e b u i l d .  
Minimum and moderate r e h a b i l i t a t i o n  have enjoyed vary ing  
degrees  of success  i n  t h e  l a r g e  c i t i e s  of t h e  na t ion .  A 
"paint- up,  f ix- up" program coupled wi th  a Federa l ly  Ass i s t ed  
C o d e  Enforcement (FACE) program i n  the B e l l e  Haven Sec t ion  
of Menlo Park,  C a l i f o r n i a ,  h a s  c o n t r i b u t e d  s u b s t a n t i a l l y  t o  
a renewed sense  o f  community p r i d e  and h a s  helped t o  conserve 
houses i n  a minor i ty  suburban community. 

The l e v e l  o f  r e h a b i l i t a t i o n  s e l e c t e d  must depend upon the 
unique c h a r a c t e r i s t i c s  and needs of a p a r t i c u l a r  community 
and t h e  age and cond i t i on  o f  the housing s tock .  Each 
r e q u i r e s  f i nanc ing  equa l  t o  t h e  magnitude o f  t h e  t a s k .  

Federa l  Ass i s tance  Proqrams 
Pr io r  t o  the moratorium of 1973,  the Federa l  government 
provided f i n a n c i a l  a s s i s t a n c e  t o  l o c a l i t i e s  and non- prof i t  
o r  l i m i t e d  p a r t n e r s h i p  sponsor ing groups f o r  r e h a b i l i t a t i o n .  
Reference w i l l  s t i l l  be made t o  t h e s e  programs s i n c e  some 
a r e  f e l t  t o  be u s e f u l  models f o r  l o c a l  government t o  use  i n  
the a l l o c a t i o n  o f  s p e c i a l  revenue sha r ing  monies and a l s o  
because f u t u r e  Federal  p a r t i c i p a t i o n  i n  t h e  housing market 
may be based upon t h e s e  experiences. A number of Federal  
a s s i s t a n c e  programs were a v a i l a b l e  for r e h a b i l i t a t i o n  of 
housing.  

A neighborhood organiza-  
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----- Sec t ion  312 loan  and Sec t ion  115 q r a n t  proqrams served low 
and moderate income homeowners i n  code enforcement and urban 
renewal a r e a s .  Sec t ion  312 l oans  o f f e r e d  3 percen t  interest  
r a t e  loans  repayable  over  a twenty year  per iod .  The maximum 
loan c e i l i n g  was $10,000. Section 115 q r a n t s  w e r e  restricted 
t o  very  low income homeowners w i t h  incomes no t  t o  exceed 
$3,000 a yea r  and t h e  g r a n t  maximum was $3,500. 

A 1970 a n a l y s i s  o f  t h e  performance of Federa l  housing sub- 
s i d y  programs was prepared  by t h e  George Washington Un ive r s i t y  
Center  f o r  Manpower P o l i c y  S t u d i e s .  T h e  a n a l y s i s ,  e n t i t l e d  
"Low Income Housing: A C r i t i q u e  of Federa l  Aid", i n d i c a t e s  
t h a t  Sec t ion  312 loans  and Sec t ion  115 g r a n t s  accounted f o r  
more housing r e h a b i l i t a t i o n  t h a n  any o t h e r  subs idy  program. 
Both programs concent ra ted  on houses i n  the $5,000 t o  
$10,000 range.  The  Sec t ion  115 g r a n t  he lped  the l o w e r  
income family  make needed r e p a i r s  b u t  n o t  r e h a b i l i t a t e  s ince 
t h e  t y p i c a l  g r a n t  was less than  $2,000 and t h e  family  
u s u a l l y  could n o t  a f f o r d  t o  go f u r t h e r  i n t o  deb t  t o  secure 
a d d i t i o n a l  money f o r  r e h a b i l i t a t i o n .  The average Sec t ion  
312 loan  was f o r  $5,300 and al lowed f o r  minimum t o  moderate 
r e h a b i l i t a t i v e  e f f o r t s .  Local  housing p r o f e s s i o n a l s  i n d i c a t e d  
t h a t  under- funding of programs and r e s t r i c t e d  use  o f  b o t h  
programs t o  code enforcement or urban renewal a r ea  l i m i t e d  
t h e  e x t e n t  t o  which t h e s e  programs w e r e  u sab le  t o  overcome 
b l igh t .  It was f u r t h e r  i n d i c a t e d  t h a t  the Sec t ion  115 
g r a n t  program should have more l i b e r a l  family income c r i t e r i a  
so t h a t  l a r g e  f a m i l i e s ,  who m i g h t  have incomes above the 
$3,000 b u t  who w e r e  inadequa te ly  housed, could b e n e f i t  from 
t h e  program. 

Thq Sect ion  236 program was aimed a t  the  non- prof i t  or 
l imi ted- dividend groups w i t h  experience i n  t h e  housing 
market and a demonstrated long- las t i ng  concern w i t h  
housing produc t ion  and problems. The  program could be used 
f o r  s i n g l e  fami ly  u n i t s  o r  for moderate s i ze  (20-40 u n i t s )  
apartments. P u b l i c  hous ing  a u t h o r i t i e s  could use  Sec t ion  
- 236 t o  acqu i r e  and r e h a b i l i t a t e  r e n t a l  housing units i n  
'I adequate" neighborhoods. "Adequate" implying a s c a t t e r i n g  
technique t o  p l a c e  low-moderate income r e n t a l s  i n  middle 
income neighborhoods. R e h a b i l i t a t i o n  by th i s  method was 
u s u a l l y  of a moderate t o  maximum l e v e l  and included,  i n  
some cases ,  g u t t i n g  b u i l d i n g s  and completely r e s t r u c t u r i n g  
t h e  i n t e r i o r .  Sec t ion  235 and 221h could be used by  non- 
p r o f i t  sponsor ing o r g a n i z a t i o n s  f o r  r e h a b i l i t a t i o n  of smal l  
s i ze  programs (10-20 u n i t s ) .  Only a f e w  programs have been 
funded under t h e s e  s e c t i o n s ,  however. Regular Sec t ion  235 
could  be used f o r  r e h a b i l i t a t i o n  of i n d i v i d u a l  u n i t s .  
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I n  a d d i t i o n  t o  t h e s e  programs, t h e  Farmers Home Admini- 
s t r a t i o n ,  under Sec t ion  5 0 2  o f  the Housing A c t ,  can provide 
low i n t e r e s t  loans  up t o  $ 7 0 0 0 t o  owner-occupants i n  r u r a l  
a r e a s  f o r  r e p a i r s  w h i c h  c o r r e c t  cond i t i ons  which endanger 
the h e a l t h  o r  s a f e t y  of a family.  

Sponsors of R e h a b i l i t a t i o n  Proqram 
Housing a u t h o r i t i e s ,  urban renewal agenc ies  o r  o t h e r  govern- 
mental  bod ie s  can sponsor r e h a b i l i t a t i o n  programs f o r  low 
and moderate income people .  I n  a d d i t i o n ,  p r i v a t e  sponsor-  
s h i p  may t a k e  a v a r i e t y  of forms: 1) non- prof i t  sponsors  
such a s  c h u r c h- a f f i l i a t e d  o rgan iza t ions  who r e c e i v e  
governmental a s s i s t a n c e  t o  buy, r e h a b i l i t a t e ,  and r e n t  or 
eel1 completed u n i t s  t o  e l ig ib le  consumers, 2 )  p r i v a t e  
f o r- p r o f i t  developers  who a r e  w i l l i n g  t o  accep t  l i m i t e d  
cash r e t u r n s  p l u s  a d d i t i o n a l  t a x  b e n e f i t s ,  can buy wi th  
governmental a s s i s t a n c e  and s e l l  completed u n i t s ,  3 )  l a r g e  
c o r p o r a t i o n s ,  p r i m a r i l y  t h o s e  engaged i n  the manufacturing 
of b u i l d i n g  produc ts ,  w h o  p a r t i c i p a t e  i n  r e h a b i l i t a t i o n  pro-  
grams a s  a means of showcasing the i r  products ,  t e s t i n g  new 
components, p r o t e c t i n g  inne r- c i ty  investments and a l s o  t o  
seek a p ro f i t .  Nat iona l  Gypsum, for example, e x p l a i n s  i t s  
a c t i v i t i e s  i n  r e h a b i l i t a t i o n  programs i n  th i s  way: "a  d e s i r e  
t o  c r e a t e  s o c i a l  p r o f i t  concur ren t  w i th  f i n a n c i a l  p r o f i t "  
w h i l e  ano the r  l a r g e  company, Warner and Swasey, en t e red  the 
f i e l d  because among o t h e r  reasons  " a s  an inne r- c i ty  ope ra t ion ,  
the company has  concluded t h a t  it can  s t a y  and f ight o r  run 
t o  the suburbs .  I t  has  e l e c t e d  t o  s t a y  where it i s " ,  ( Jou rna l  
o f  Housing, 1970, p.80) 

Problems Encountered R e h a b i l i t a t i o n  Proqrams 
R e h a b i l i t a t i o n  i s  no t  an easy  process .  The exper ience of 
p u b l i c  and p r i v a t e l y  sponsored programs a c r o s s  the n a t i o n  
have uncovered a number of c r i t i c a l  f e a t u r e s  which seem t o  
re-occur r e g a r d l e s s  of  the s i z e  of the p r o j e c t  o r  t h e  
q u a l i t y  of t h e  program o b j e c t i v e s .  P r i v a t e l y  sponsored 
programs have had problems of underes t imat ion  of c o s t s ,  
i n e f f i c i e n c y  of smal l  s c a l e  ope ra t ion ,  mismanagement, 
d i f f i c u l t i e s  of  s ecu r ing  p r o p e r t i e s  and c l e a r i n g  t i t l e s ,  
c o n f l i c t s  over goa l s  and o b j e c t i v e s  and r e l a t e d  problems. 

P r i v a t e  sponsors  g e n e r a l l y  w i s h  t o  provide  a number of 
q u a l i t y  u n i t s  a t  reasonable  costs. They eva lua t e  program 
success  i n  terms o f  the number o f  people rehoused and the 
comparison of t h e  environment o f  the people p r i o r  t o  
r e h a b i l i t a t i o n  wi th  t h e  n e w  environment c r e a t e d  by t h e  
program. Community l e a d e r s ,  however, may have a d i f f e r e n t  
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set  o f  c r i t e r i a  by which " s u c c e s s f u l  programs" may be 
gauged. They might w e l l  cons ide r  the number of jobs  pro- 
duced f o r  m i n o r i t i e s  du r ing  c o n s t r u c t i o n ,  t h e  t r a i n i n g  
o p p o r t u n i t i e s  and the f e e l i n g  of people wi th  c o n t r o l  over 
thei r  own environment a s  e q u a l l y  a s  important  a s  t h e  number 
of new u n i t s  produced- - confl ic ts  between these two views 
o f  success  have caused de l ays  i n  p r o j e c t s  and s u b s t a n t i a l  
c o s t  over runs ,  e s p e c i a l l y  when the sponsors  w e r e  
inexper ienced i n  housing.  The p o s s i b i l i t y  of p r i v a t e  
sponsorship--community l e a d e r s h i p  i n t e r a c t i o n  should n o t  
be minimized. Ear ly  e f f o r t s  must be made t o  r e c o n c i l e  
possible d i f f e r e n c e s .  

C o d e  Enforcement 
Code enforcement has  a connota t ion  o f  be ing  a p u n i t i v e ,  
c o s t l y ,  d i s r u p t i v e  process .  I n  some c a s e s ,  t e n a n t s  have 
been forced t o  r e l o c a t e  because r e h a b i l i t a t e d  u n i t s  become 
t o o  c o s t l y  f o r  them t o  cont inue  t o  r e n t .  Owners may be 
requ i r ed  t o  spend l a r g e  amounts of money i n  o rde r  t o  b r i n g  
s t r u c t u r e s  up t o  code. I f  the owner is  unable  t o  a f f o r d  
the expendi ture ,  the u n i t  may no t  be permitted t o  be 
occupied and is  t h u s  los t  a s  a housing resource .  Increased  
t a x  assessment on the r e h a b i l i t a t e d  b u i l d i n g  may a l s o  b r i n g  
a f i n a n c i a l  h a r d s h i p  on an owner. Thus a key element i n  
code enforcement is the a v a i l a b i l i t y  of low i n t e r e s t  r a t e  
l oans  t o  f inance  r e p a i r  and r e h a b i l i t a t i o n .  Under these 
c o n d i t i o n s ,  code enforcement e f f o r t s  should be expanded t o  
a l l  neighborhoods needing conserva t ion .  
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FINDINGS: 
f o r  t h e  e l d e r l y  is  s e v e r e l y  complicated by t h e  need f o r  s p e c i a l  
urban s e r v i c e s  and by r e l a t i v e l y  low f i x e d  incomes. 

The problem o f  p rov id ing  a f f o r d a b l e  and decent  housing 

Policy: 
o p p o r t u n i t i e s  and s e r v i c e s  f o r  the e l d e r l y .  

Local government should cont inue  t o  expand housing 

Recommended Action Programs: 
1. Work wi th  the Area Technical  Agency f o r  aging programs 

t o  address the problems of t h e  elderly i n  each planning 
a rea  and suppor t  i t s  out reach  e f f o r t s .  

2.  S i t e s  f o r  s e n i o r  c i t i z e n  s e r v i c e  and r e c r e a t i o n a l  
c e n t e r s  should be i n v e s t i g a t e d  which a r e  near  t r a n s-  
p o r t a t i o n  l i n e s  and provide  s e c u r i t y  and access  t o  
medical  s e r v i c e s .  An example of such a c e n t e r  i s  the 
L i t t l e  House i n  Menlo Park,  C a l i f o r n i a  where over 
2,000 s e n i o r  c i t i z e n s  f i n d  companionship and 
r e c r e a t i o n a l  o u t l e t s .  The budget  f o r  t h e  L i t t l e  
H m s e  is $100,000 pe r  yea r .  Transpor ta t ion  i s  pro- 
vided by a mini-bus system and s p e c i a l  s e r v i c e s  a r e  
provided such a s  a b r a i l l e  room. One meal a day is 
provided s e v e r a l  t i m e s  a week. 

3. Housing c e n t e r s  f o r  the e l d e r l y  have been cons t ruc t ed  
w i t h  HUD Sec t ion  236 and Sec t ion  23 programs. Such 
funds a r e  p r e s e n t l y  n o t  a v a i l a b l e .  In  l i e u  o f  
Federal  funds,  a s p e c i a l  d is t r ic t  may be formed t o  
provide funds f o r  e l d e r l y  c i t i z e n  housing.  The 
G e r i a t r i c  Author i ty  o f  Holyoke, Massachusetts ,  i s  
funded i n  t h i s  manner. 

I Discussion: 
E l d e r l y  people need housing which they  can a f f o r d  and a 
number o f  a d d i t i o n a l  suppor t  s e r v i c e s  which can best be 
m e t  i n  urban a r e a s  by the es tab l i shment  of  c e n t r a l i z e d  
s e n i o r  l i v i n g  arrangements. I n  r u r a l  a r e a s ,  e l d e r l y  people 
who wish t o  remain i n  t h e i r  family  home u s u a l l y  need low 
c o s t  loans  t o  make r e p a i r s  and must depend upon the f e w  
s o c i a l  agencies  wi th  home v i s i t  s e r v i c e s  o r  neighbors  f o r  
a d d i t i o n a l  he lp .  

Any housing program for t h e  e l d e r l y  should cons ider  s i x  
elements of adequacy: medical  s e r v i c e s  ( i nc lud ing  an 
insurance  program),  o p t i o n a l  meal s e r v i c e  a t  l e a s t  once 
a day,  s o c i a l  and r e c r e a t i o n  programs inc lud ing  access  t o  
p u b l i c  s o c i a l  s e r v i c e s ,  a s e c u r i t y  program inc lud ing  p a t r o l  

I 

. .  ~. 
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and emergency response, property maintenance, and t rans-  
por ta t ion .  As i s  c l e a r  from these c r i t e r i a ,  locat ion of 
housing i n  t he  center of town where the re  is  good secur i ty  
may e l iminate  t he  need fo r  a secur i ty  program and t rans-  
por ta t ion ,  f o r  example. Therefore, the  emphasis t o  be 
placed on each of these c r i t e r i a  i n  meeting t he  housing 
need of t he  e lde r ly  is dependent on t h e  locat ion of the  
housing s i t e .  

Studies  a l so  ind ica te  t h a t  t he  best housing f o r  t he  e lde r ly  
i s  t h a t  which is  kept t o  t h e  smallest  number of u n i t s  poss ib le  
t o  provide a l l  s i x  services. It  has  been suggested t h a t  a 
minimum of 50 t o  100 o lder  pa r t i c i pa t i ng  c i t i z e n s  is needed 
f o r  a community t o  consider spec ia l  housing f a c i l i t i e s  f o r  
t h e  e lde r ly .  

\ 

. .  
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FINDING: Residential  de t e r i o r a t i on  i n  lower income areas is 
due not  only t o  a lack of money t o  pay fo r  the cos t  of r epa i r s  
bu t  a l so ,  i n  many cases,  t o  a lack of knowledge concerning ordi-  
nary up-keep. 

~ 

.Policy: Local government should ac t ive ly  be involved i n  
developing consumer education and ass i s t ance  programs. 

8 Recommended Action Programs: 
1. 

2. 

3 .  

4. 

5. 

- 
Establ ish ,  with publ ic  subsidy, a non-profit 
Home Maintenance Corps t o  work i n  t a r g e t  a reas .  

Seek t o  expand the Housing Author i ty ' s  consumer 
education service t o  include a l l  persons needing 
such ass is tance .  

Encourage t h e  Agr icu l tu ra l  Extension Service and 
Community Colleges t o  e s t a b l i s h  home repa i r  c l i n i c s  
i n  t a r g e t  a reas .  

Promote a cen t ra l i zed ,  coordinated housing re locat ion  
and housing information o f f i c e .  

Encourage the use of cable t e l ev i s ion  and other  media 
t o  provide consumers w i t h  information concerning 
housing care.  

1 
S 

. Discussion: 
There i s  a need t o  develop innovative i n s t i t u t i o n a l  arrange- 
ments t o  provide maintenance, education and management services 
t o  r e n t a l  u n i t s  and owner occupied homes a l i ke .  A Home 
Maintenance Corps should be es tabl ished,  with public  
funding, t o  provide these  services. T h i s  would allow a 

r ehab i l i t a t ed  areas  t o  insure  upkeep and prevent r eversa l  
of t he  r e h a b i l i t a t i o n  process.  

_i 
continuing s t a b i l i z i n g  force t o  be present  i n  newly ? 

i 

Home ownership counseling ass i s t ance  was ava i l ab le  under 
Section 237,  HLiD program. This service  was f o r  fami l ies  
who w e r e  considered marginal or poor c r e d i t  r i s k s  by 
conventional standards and who w e r e  i n e l i g i b l e  f o r  o ther  
financing programs. Counseling was offered  on deb i t  
management and home ownership. This badly needed service  
could be undertaken by a p r iva te ly  financed service organi- 
za t  ion. 

Housing ass i s t ance  information and re locat ion  ass i s t ance  i s  
current ly  handled by severa l  d i f f e r e n t  agencies. These 
services should be combined t o  save cos t s  and t o  prevent 
dupl ica t ion  of agency e f f o r t .  
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A l l  r e s i d e n t s  i n  need of housing a s s i s t a n c e  should be 
encouraged t o  p a r t i c i p a t e  i n  an expanded s e c u r i t y  and 
s e r v i c e  program o f  t h e  Housing Author i ty .  Cur ren t ly ,  
the Housing Author i ty  o p e r a t e s  these programs on a 
l i m i t e d  budget  on ly  f o r  t h e i r  own t e n a n t s .  Those 
persons  who a r e  cand ida t e s  fo r  a s s i s t e d  home ownership 
should be r e q u i r e d  t o  p a r t i c i p a t e  i n  home management 
t r a i n i n g .  
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FINDING: I n  a reas  of high e thn ic  concentration, t he r e  i s  a 
need for  neighborhood i d e n t i t y  and involvement with t he  t o t a l  
community. 

Policy: In areas  of high e thnic  concentration, l o c a l  
governments should support e f f o r t s  t o  f o s t e r  neighborhood 
pr ide  and improve i n t e r ac t i on  with t he  t o t a l  community. 

8 Recommended Action Programs: 
1. 

2. 

3 .  

4. 

5. 

I n i t i a t e  programs which would improve t he  general  
appearance of e thn i c  communities. 

Implement s o c i a l  and c u l t u r a l  programs designed t o  
preserve the unique aspects  of each cu l t u r e  w i t h i n  
r e s i d e n t i a l  a reas  of t h e i r  e thn ic  concentration. 

Involve res iden t s  of minority neighborhoods i n  prec ise ,  
short- range neighborhood planning designed t o  accomplish 
r e a l i s t i c  ob jec t ives  t o  cor rec t  housing def ic ienc ies .  

Consider organiza t ional  arrangements which would 
equitably represent  the  housing concerns and needs 
of minority neighborhoods. 

Support e f f o r t s  t o  broaden representat ion on a l l  
appointed boards and commissions. 

I 

8Discussion: 
In interviews conducted w i t h  minority res idents ,  each e thn i c  
group f e l t  t h a t  t h e  unique aspect  of h i s  cu l t u r e  should be 
preserved a s  much as poss ib le  within the r e s i d e n t i a l  a reas  
of t h e i r  e thn ic  concentration. They a l s o  expressed a desire 
t o  have i d e n t i f i a b l e  neighborhood i n s t i t u t i o n s  which could 
i n t e r ac t  with t he  t o t a l  community. 

Impl ic i t  i n  these  conversations was the desire fo r  a true 
choice regarding housing locat ion.  Minority res iden t s  
wanted t h e  opportunity t o  choose a decent neighborhood 
e i t h e r  i n  areas  of t h e i r  own ethnic  concentration or i n  
o ther  r e s i d e n t i a l  a reas .  
neighborhoods (which too  of ten  a r e  character ized by 
r e s i d e n t i a l  de t e r i o r a t i on )  t h i s  choice becomes a t ang ib le  
r e a l i t y .  

By upgrading ex i s t i ng  minority 
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FINDINGS: Governmental po l i c i e s ,  ordinance and ac t ions  are  of ten  
i n  con f l i c t  with des i red  housing goals and d i r e c t l y  a f f e c t  the  
cycle of deprecia t ion  i n  neighborhoods. 

Policy: Governments should make t he  necessary administrat ive 
and ordinance changes i n  order  t o  assure compatibi l i ty  with 
s t a t e d  housing goals .  

Recommended Action Programs: 
1 .  Evaluate and update General Plans and Zoning D i s t r i c t s  

t o  insure  t h a t  extravagant use of high dens i ty  resi- 
d e n t i a l ,  commercial and i n d u s t r i a l  designations does 
not d e t e r  t h e  conservation of older  r e s i d e n t i a l  
neighborhoods. 

2 .  Incorporate provisions f o r  spec i a l  conservation zoning 
d i s t r i c t s  i n  City and County ordinances and ac t i ve ly  
seek t h e  establishment of such d i s t r ic t s .  Said 
dis t r ic ts  would be designed t o  provide s t a b i l i t y  t o  neigh- 
borhoods where ex i s t i ng  mixed uses otherwise would imply 
fu tu re  change and increase i n s t a b i l i t y .  

3 .  Develop and promote a County-wide Land Bank system which 
w i l l  buy, hold and resell  land i n  areas  where conf l i c t ing  
land uses have retarded r e s i d e n t i a l  expansion: i n  areas  
where a s s i s t e d  housing is needed: and i n  expansion areas  
where land apprecia tes  i n  value because of public  ac t ions .  

4. Examine and r ev i s e  development regula t ions  with a v i ew  
t o  lowering ‘che cos t  of s h e l t e r  without, of course, 
increas ing ove ra l l  publ ic  cos t s  o r  hazards t o  hea l th  
and s a f e ty .  In t h i s  regard, a set of minimum standards 
t o  meet t h e  requirements of t h e  Housing Code should be 
es tab l i shed  i n  wr i t t en  form t o  assure  consis tent  
i n t e rp r e t a t i on  of t he  Housing Code for r ehab i l i t a t i on  
purposes. The minimum standards should be concerned 
with ex t e rna l  appearance and s a f e  housing conditions 
but  should not requi re  used o r  r ehab i l i t a t ed  housing t o  
be brought up t o  an u n r e a l i s t i c a l l y  high level .  

5. Inves t iga te  t he  p o s s i b i l i t y  of requi r ing  r e s i d e n t i a l  
developers t o  make ava i l ab le  a percentage of t h e i r  u n i t s  
t o  low and moderate income famil ies  a s  p a r t  of a 
housing a l l oca t i on  plan. 

! -  
I 
! 
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6 .  Encourage the Local  Agency Formation Commission t o  work 
w i t h  the c i t i es  t o  e s t a b l i s h  Spheres o f  Inf luence f o r  
t h e  c i t i e s  and o u t l i n e  s taged  c i t y  expansion a r e a s  w i th in  
the Spheres.  The expansion a r e a s  w i l l  be  t h e  urban 
growth a r e a s  of the County. 
t o  i n h i b i t  urban growth i n  o t h e r  a r eas .  
w i l l  l ead  t o  more r a t i o n a l ,  conservable  C i t y  growth. 

The County should be encouraged 
T h i s  p r a c t i c e  

7 .  Encouarge c i t i e s  t o  couple the i r  annexat ion e f f o r t s  
wi th  programs which respond t o  the concerns o f  
r e s i d e n t s  r ega rd ing  annexat ion.  

Encourage the County-wide coord ina t ion  of a l l  housing 
agencies  and programs t o  minimize c o s t  and maximize 
e f f i c i e n c y  i n  meeting the housing needs of the 
County. 

8 .  

9 .  Work for the r e p e a l  of  A r t i c l e  34 of the S t a t e  
C o n s t i t u t i o n  w h i c h  requires v o t e r  approval  o f  pub l i c  
housing p r o j e c t s  . 

=Discussion: 
Zoning and o t h e r  i n s t i t u t i o n a l  dev ices  a r e  ways i n  which 
l o c a l  governments can p r o t e c t  e x i s t i n g  p u b l i c  investments 
and h e l p  d i r e c t  f u t u r e  growth. However, zoning p a r t i c u l a r l y  
t h a t  f o r  i n d u s t r y ,  is o f t e n  u n r e a l i s t i c  and does no t  repre- 
s e n t  w h e r e  development is l i k e l y  t o  occur.  I n  e x i s t i n g  
r e s i d e n t i a l  neighborhoods, such zoning fosters r e s i d e n t i a l  
d e c l i n e .  

C lea r ly  zoning r e g u l a t i o n s  and gene ra l  p l ans  must be r ev i sed  
and updated t o  ref lect  r e a l i s t i c  needs.  The a c t u a l  land 
a rea  needed f o r  i n d u s t r i a l  and commercial growth must be 
determined us ing  the most s o p h i s t i c a t e d  p r o j e c t i o n s  possible. 
I n d u s t r i a l l y  d e s i r a b l e  s i tes  on major t r a n s p o r t a t i o n  r o u t e s  
should be i d e n t i f i e d .  R e s i d e n t i a l  development i n  these a r e a s  
should be discouraged.  The County's  computerized informat ion 
system w i l l  a i d  i n  determining optimumland u s e  p a t t e r n s .  
Green bel ts  should be  used a s  b a r r i e r s  between i n d u s t r i a l  
s e c t i o n s  and r e s i d e n t i a l  neighborhoods. 

I n  a d d i t i o n  t o  more e f f e c t i v e  use  o f  zoning c o n t r o l s ,  a new 
i n s t i t u t i o n a l  s t r u c t u r e  i s  needed: one which could buy and 
ho ld  land f o r  f u t u r e  development. A County-wide Land Bank 
could m i t i g a t e  t h e  s p e c u l a t i v e  i nc rease  i n  land c o s t s  which 
c o n t r i b u t e  so h e a v i l y  t o  the high c o s t  o f  housing.  Future 
growth could be d i r e c t e d  i n t o  preass igned  d i s t r i c t s .  
S u f f i c i e n t l y  l a r g e  t r a c t s  could be assembled t o  a t t r a c t  new 
indus t ry  i n t o  t h e  i n n e r  c i t y  where p o l i c e  and t r a n s p o r t a t i o n  
rou te s  a r e  a l r eady  e s t a b l i s h e d .  Growth could occur i n  an 
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C' 
order ly  fashion and i n d u s t r i a l ,  commercial and r e s iden t i a l  
leapfrogging and sprawl would be cu r t a i l ed  thereby reducing 
t h e  cos t s  of providing public  f a c i l i t i e s .  I ndus t r i a l  
growth and r e s i d e n t i a l  redevelopment could be timed t o  the  
expenditure schedule of t he  c a p i t a l  improvements budget. 

I f  w e  accept t he  premise implied here ,  t h a t  governments 
should bene f i t  from the  decisions and investments made 
i n  behalf of t h e  public  f o r  t he  public  bene f i t ,  then it 
would be j u s t i f i a b l e  for l o c a l i t i e s  t o  requi re  developers 
t o  a s s i s t  i n  meeting t h e  housing needs of low and moderate 
income famil ies .  

There a r e  o the r  ordinance and policy changes which loca l  
governments should inves t iga te  i n  order  t o  achieve con- 
s is tency w i t h  s ta ted -housing goals.  The C i t i e s  and the 
County should t ake  a c lose  look a t  bui ld ing and development 
regula t ions .  These may contr ibute  unnecessari ly t o  t he  
added cos t  of housing. 
pol icy regarding fu tu re  development areas  may a l s o  prove 
productive and serve t o  head o f f  poss ib le  land use con f l i c t s .  
Annexation procedures should a l s o  be sc ru t in ized  t o  insure 
success i n  populated areas  - 
In addi t ion  t o  these  ac t ions ,  a l l  agencies i n  t h e  County 
which dea l  w i t h  housing and renewal should be coordinated. 
These would allow f o r  consistency i n  pol icy  and e f f i c i e n t  
use of manpower, resources and information dissemination. 
Special  Federal revenue sharing money could more e f f i c i e n t l y  
be channeled through agencies which coordinated t h e i r  
e f f o r t s .  The c i t ies  and County could ac t i ve ly  promote this  
coordination by expanding t he  area served by some agencies 
such a s  t h e  Stockton Redevelopment Agency t o  include t he  
e n t i r e  County and encouraging maximum communications among 
the  ex i s t i ng  agencies. 

A t  the  s t a t e  l eve l ,  a major cons t ra in t  i n  providing housing 
f o r  low and moderate income famil ies  is A r t i c l e  34 of t he  
S t a t e  Const i tu t ion  which requires voter  approval f o r  publ ic  
housing p ro jec t s .  This e f f ec t i ve ly  p roh ib i t s  publ ic  housing 
a u t h o r i t i e s  from u t i l i z i n g  t he  funding programs of Federal 
agencies, notably HUD and t he  Farmers Home Administration, 
without the consent of t he  e lec to ra te .  Repeal of A r t i c l e  
34 would g r e a t l y  increase t he  capacity of t he  Housing 
Authority t o  m e e t  l o c a l  housing needs. 

An examination of City and County 
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FINDING: Housing d e f i c i e n c i e s  and needs a r e  d i r e c t l y  r e l a t e d  t o  
problems encountered i n  employment, educa t ion ,  community h e a l t h ,  
and o t h e r  socio-economic a r e a s .  

i Policy: Governments should address  housing problems i n  a 
comprehensive manner, coo rd ina t ing  the i r  e f f o r t s  w i t h  
o t h e r  agenc ies  and o rgan iza t ions  concerned w i t h  housing 
and r e l a t e d  problems. 

Recommended Action Programs: 
1. The Housing Task Force ,  a s  the C i t i z e n s  Advisory 

Committee t o  t h e  Council  of  Governments, should be 
provided w i t h  permanent s t a f f  and t e c h n i c a l  a s s i s t a n c e  
by COG i n  o r d e r  f o r  it t o  c a r r y  o u t  i t s  o b j e c t i v e s  
on con t inu ing  b a s i s .  

2.  The Counci l  of  Governments should a c t i v e l y  pursue 
funding from v a r i o u s  sources  i n  o r d e r  t o  m e e t  
s t a f f i n g  and programming needs o f  the Housing Task 
Force. 

3 .  A subcommittee o f  the Housing Task force should be 
formed w h i c h  would be r e spons ib l e  f o r  reviewing the 
a c t i v i t i e s  of other agenc ies  a s  it r e l a t e s  t o  housing 
and f o r  developing s t r a t e g i e s  and methods t o  a s su re  
coo rd ina t ion  and c o m p a t i b i l i t y  between the programs 
of these groups and those recommended f o r  implemen- 
t a t i o n  by the Housing Task f o r c e .  

4 .  A program of socio-economic a n a l y s i s  should be i n i t i a t e d  
on a County-wide bas i s ,  i n  o rde r  t o  p repare  socio-  
economic p r o f i l e s  o f  neighborhoods, p a r t i c u l a r l y  t hose  
which may r e q u i r e  some form o f  community renewal ac t ion .  

m Discussion: Ana lys i s  of  the cond i t i on  of housing survey 
d a t a  and census  d a t a  r e v e a l s  t h a t  i n  a r e a s  of s eve re  hcusing 
d e f i c i e n c i e s ,  socio-economic problems a r e  g r e a t e r  than  i n  
o t h e r  p a r t s  o f  the community. S p e c i f i c a l l y ,  there is a 
d i s p r o p o r t i o n a t e  s h a r e  of the unemployed and underemployed 
and, a s  m i g h t  be expected, concen t r a t i ons  of the poor,  the 
u n s k i l l e d  and t h o s e  w i t h  l o w  educa t iona l  l e v e l s .  Programs 
o f  neighborhood improvement must,  t h e r e f o r e ,  be aware o f  
and address  these problems otherwise  only temporary changes 
w i l l  be produced. Coordinat ion must a l s o  be f o s t e r e d  among 
housing agenc ies  and o t h e r  agencies  concerned wi th  housing 
r e l a t e d  problems s i n c e  every a c t i o n  which inc reases  t h e  
ea rn ing ,  s k i l l s  and o p p o r t u n i t i e s  o f  r e s i d e n t s  i n  p o t e n t i a l  
p r o j e c t  a r e a s  s t r e n g t h e n s  t h e  neighborhood. E f f i c i e n t  
communication and coopera t ion  among these groups would a l s o  
f a c i l i t a t e  e f f o r t s  t o  seek housing sponsors  f o r  demonstrat ion 
programs from founda t ions ,  co rpo ra t ions ,  insurance companies, 
and o t h e r  p o t e n t i a l  sources .  
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B POPULATION CHARACTERISTICS *1960*W70 
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7 . 8  
9 . 5  
5 . 2  

4 . 3  
3 . 3  
6 . 9  

2 . 4  
1 . 7  
3 . 9  

4 . 4  
2 . 4  
6 . 5  

2 . 1  
2 . 6  
1 . 9  

0 .9  
1.0 
0.1 

3 . 6  

4 . 1  

1 . 8  

9 . 5  

SAN , JOAQUIN COUNTY 

STOCKTON PA 
c ITY 
UNINC 

INCREASE 

X O F  I RATK 

M D I  PA 
C I T Y  
UNINC 

X OP 1 

TRACY PA 
C I T Y  
UNINC 
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6 2 . 1  
( 5 5 . 6 )  
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C I T Y  
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UNINC 
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SOUTH DELTA PA 
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T H O R N m N  PA 
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- 

- 
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3 . 6  

3 3 . f  
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8.0 
(56 .6 )  
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7004 
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1 . 9  
( 4 1 . 4 )  
158 .6 )  

2 . 4  I 3252 

5 3 6 2  
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2 . 0  
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2 8 . 1  
2 7 . 2  
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(61.1)  
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1 3 . 7  
( 7 2 . 0 )  
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9 . 2  
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- 
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s h  i n c l u d e s  neraona of Spanish language and other persons of 1 9 6 0 ,  Tables  2 0- 2 4 ,  1 9 7 0 ,  Tables 27 .  2 0 ,  31 
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a" POYWLATION DISTRIBUTION OF ClTrZENS OVER 65 
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SOIJRCE: U.S. Census  of P o p u l a t i o n  and I lous ing ,  1960,  T a b l e  P-2, 

1970. T a b l e s  P-1. P-4: G e n e r a l  P o p u l a t i o n  C h a r a c t e r i s t i c s ,  
1960,  T a b l e s  20. 22. 24. 1970.  T a b l e s  28 ,  3 1  
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INCOME- 

, 
I- 
N 
N 
I 

TRACT OF FAMILIES L 
1 
2 
3 
4 
5 
6 
7 
8 
9 
10 
11.01 
11.02 
12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 
25 
26 
27.01 
27.02 
28 
29 
30 
31.01 
31.02 
32.01 
32.02 

1000 
41 
298 

1724 
593 
474 
1118 
340 

1480 
1439 
1541 
1291 
1449 
1545 
1312 
1991 
580 

938 
1353 
766 
428 
1644 
1107 
1292 
773 
262 

1117 
723 
324 

831 

.. 

.. 
240 

2442 
1201 
917 

IEDIAN 
“COME - 
4732 
4100 
6741 
9326 
7620 
4545 
7094 
4708 
9478 
12092 
11256 
11027 
13459 
9486 
11013 
8374 
7656 
6293 
9222 
6571 
7784 
9318 
5367 
6437 
6404 
5329 
7667 
7574 
7307 
7148 _ _  

_ _  
10920 
14012 
14799 
13432 - 

PERCENT OF 
OIMTY MEDIAE 

49 
43 
70 
97 
79 
47 
74 
49 
99 

126 
117 
115 
140 
99 

115 
87 

66 
96 
68 

80 

81 
97 
56 
67 
67 
55 
80 
79 
76 
74 
._ 
.. 
114 
146 
154 
14 0 

CENSWS 
TRACT - 

33.01 
33.02 
33.03 
34 
35 
36.01 
36.02 
37 
38 

S t o c k  ton 
PA 

39 
5 0 .  D e l t ,  
PA 

90 
rhomton 
PA 

41.01 
41.02 
12.01 
42.02 
43.01 
43.02 
44 
95 
16 

Lodi 
PA 

$7 
Lockefor< 
PA - 

SN’ECE: U . 5 .  Consus o f  Population and Hourlng. 1510, Tablc  P - 4  

NUMBER 
8F FAMILIES 

2060 
1623 
1394 
328 

1048 
87 1 
641 
874 
805 

44244 

402 

477 

935 
816 
1556 
1938 
812 
1584 
1274 
783 

1018 

10716 

1373 

HEDIhli 
“COME - 
12170 
11702 
12535 
9909 
12205 
11289 
9846 
8676 
8265 

9557 

6805 

6986 

8533 
9400 
11273 
11410 
11754 
10371 
7536 
8077 
9467 

10019 

9445 - 

PERCENT OF 
OVNTY MEDIAN 

127 
122 
131 
103 
127 
118 
103 
90 
86 

100 

71 

73 

89 
98 

117 
119 
122 
108 
78 
84 
99 

104 

98 

CENSUS 
TRACT - 

48 
L i n d e n  
PA 

49 
Escalon 
P A  

50 
Ripon 
P A  

51.01 
51.02 
51.03 
51.04 
51.05 
51.06 

Manteca 
P A  

52.01 
52.02 
53.01 
53.02 
54 
55 

Tracy 
PA 

SJ C o u n t  

- 

NUMBER 
F FAMILIES 

04 8 

1776 

1358 

055 
1200 
811 
1745 
1489 
454 

6554 

625 
477 
1895 
1207 
839 
473 

5516 

73264 

MEDIAh 
[NC(ELE - 
1197 

0582 

9567 

8382 
9687 

10414 
11101 
9462 
10027 

10009 

8924 
9196 
9810 

12265 
6559 
7650 

9480 

9602 

- 

PERCENT OF 
COUNTY MEDIAN 

81 

89 

100 

87 
101 
108 
116 
99 
104 

104 

93 
9h 

102 
128 
68 
80 

99 

100 
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CENSUS TRACTS W I T H  MEDIAN FAMILY 
INCOMES BELOW $5.000 

CENSUS TRACTS W I T H  MEDIAN FAMILY 
INCOMES ABOVE #lO,OOO 
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i 

INCOMES BELOW THE COWN MEDIAN 
IN 1960 AND IN WHICH THE PERCENTAGE 
INCREASE BETWEEN 1960 8 1970 WAS 

.\ 
5, 

1 
i 
i 

/*’ I BELOW THE COUNTY’S PERCENTAGE 
INCREASE. 

/- I I i 
-124- 



4NGES IN MEDIAN FAMILY INCOME*1959*1969 

3 7 3 3  
4566 

4523  
5502 
4 0 5 9  
3644 
3586 

3591  

1455 

2815 

3155 
4022  
4 4 8 1  
4 6 1 8  
4839  
3456 
2957 
3666 
4 0 7 9  

3983 

I MEDIAN FAMILY INCOME 

CENSUS 
TRACT 1 1959  

1 
2 
3 
4 
5 
6 
7 
8 
9 

10 
1 1 . 0 1  
11.02 
12  
1 3  
1 4  
1 5  
16 
17  
18 
1 9  
2 0  
2 1  
22 
23 
24 
25 
26 
2 7 . 0 1  
2 7 . 0 2  
211 
2 9  
3 0  
J 1 . 0 1  
J1.112 
12 .01  
12.u2 

4008  
2964 
6094  
6109 
5149  
4485  
4135  
3778 
6702  
7 7 1 1  

1455  

864 3 
6755  
1 4 8 2  
5750  
5667 
4 6 7 2  
5826 
4730  
455 1 
1,325 

5286 
4069  
3145 
5346 

4H8b 

J1133 

4180 

.. 

.. 

11 JY<> 

tl'i53 I 

1 9 6 9  - 
4132 
4100  
6 7 4 1  
9126 
7620  
4545 
7094 

9478  
2092 
1256 
1027 
3459 
9486 
1013  
8374  
7656 
6293  
9222 
6 5 7 1  
7784 

4700 

9318 
5367 
6437 
6404 
5 3 2 9  
7667 
7574 
7 101 
11411 
._ 
.. 

0920 
41112 
479'1 
J432 - 

NCRFASE - 
7 24 

1136 
647 

3211  
2 4 7 1  

6 0  
2959  

9 1 0  
2176 

3801 
3572 

2 7 3 1  
3 5 3 1  
2624  

1 6 2 1  
3396  
1 8 4 1  
3 2 3 1  
2993 
1187 
1 1 5 1  
2335 
1984 
2 3 2 1  
2688  
2 4 2 1  
3315 

4181 

4816  

1989 

_. _ _  
2524 
5616 
6 2 4 6  
4 8 1 9  - 

- 
PERCENT 
INCRFASE - 

18.1 
38.3 
10.6 
52.7 
4 8 . 0  
1.3 

7 1 . 5  
24.6 
41.4 

51 .0  
4 7 . 9  
55 .7  
4 0 . 4  
4 7 . 2  
4 5 . 6  
3 5 . 1  
34.7 

3 8 . 9  
7 1 . 0  
47 .3  
28 .4  
21.8 
57 .4  
59.3 
4 3 . 4  
55.0 
49.5 
HI, .  5 

5 6 . 8  

5 8 . 3  

_ _  
_ _  

30.1 

7 3 . 0  
5 1 . 0  

6r3.9 

- 

CENSUS 
TRRCT - 

33.01 
3 3 . 0 2  
33 .03  
34 
35 
3 6 . 0 1  
36.02 
11 
38 

Stocktor 
PA 

1 9  
So. D e l l  
PA 

40 
Phorntor 
PA 

41 .01  
41.02 
42 .01  
42.02 
41 .01  
43.02 
44 
15 
46 

Lodi 
PA 

47 
Lockefur 
PA - 

MEDIAN FAMILY INCOME MEDIAN FAMILY INCOME 

1 9 5 9  - 
7 9 6 9  

7682  

5187 

5034 
4 6 7 9  

5960  

5 3 5 0  

4 1 7 1  

5378  

6 7 9 2  

0915  

4 5 7 9  
4 4 1 1  
531111 

6 0 3 6  

5019 

- 

1 9 6 9  INCREASE 

2 1 7 0  
,1702 
.2535 
9 9 0 9  

.2205 

9846  

8265  

9557 

. i m 9  

8 6 7 8  

6 8 0 5  

6 9 8 6  

8 5 3 1  
9 4 0 0  
1273 
1410  
1754  
0 3 7 1  
7516  
8077  
9467 

0 0 1 9  

9445  1 4 4 2 6  

'ERCENT 1 CENSUS 
NCRFASE TRACT 

52.7 
4 6 . 8  
5 7 . 1  

58.9 
9 5 . 1  
7 0 . 1  
7 2 . 4  
76.6 

60 .4  

21.2 

6 7 . 5  

58.7 

6 6 . 0  
68.0 
70 .0  
50.0 
64 .6  
H 3 . 1  
1 5 . 7  

6 6 . 0  

74 .8  

8 8 . 2  

4 8  
Linden 
PA 

4 9  
E s c a l o n  
PA 

5 0  

PA 
R l p M  

51.01 
51.02 
51 .03  
5 1 . 0 4  

a n t e c a  

5 2 . 0 1  
52.02 
5 3 . 0 1  
53.02 
54 
5 5  

'Pr<,cy 
I'h 

SJ Count) 

. . . . . ~  ... ~ .... ...~ . - 

1 9 5 9  - 
5892 

5 3 1 9  

5616 

5677 

5617 

$801 

5987 

2848 
$ 5 3 2  

5 9 1 3  

j11119 

- 

1969 - 
7797 

8582 

9 5 6 1  

8382  
3687 
0414 
1101 
9462 
0027 

0009 

8Y24 
9196 
9810 
2265 
6 5 5 9  
7650  

<Irlt,U 

9602 

- 

[NCRFAS - 
I O U 5  

J263  

3 9 5 1  

2705 
4 0 1 0  
4737 
5424 
37M5 
4350  

4332  

'1123 
1 3 9 5  
,2823 
'527M 
1711  
1118 

1507 

1'111 

- 

~ 

PERCENT 
NCRFASE - 

I ,. 3 

61.3  

70.4 

41 .6  
70.6 

9 5 . 5  
b 6 .  7 
7 6 . 6  

1 6 . 3  

8 3 . 4  

, l 5 . 9  
'11.5 
40.4 
75.5 
15 .3  
iH.fJ 

. tJ.11 

' J . U  

- 
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POPULATION BELOW POVERTY LEVEL 1969 

13264 
8179 
3846 
3133 
28461 

A L L  F A M I L I E S  
F A M I L I E S  B E W W  POVERTY LEVEL 

F A M I L I E S  W I T H  MALE HFAD UNDER 65 
FAMILIES wmn FMRLE HEAD 

TOTAL UNRELATED I N D I V I D U A L S  

TOTAL HOUSEHOLDS 
UNRELATED INDIVIDUALS B E W W  POVERTY LEVEL 

HOUSEHOLDS BELOW POVERTY LEVEL 
OWNER OCCUPIED 
RENTER OCCUPIED 

I PERSONS B E W W  POVERTY LEVEL 
TOTAL PERSONS 

.., 

100.0 
11.2 
147.0) 
( 3 8 . 3 )  
100.0 

SAN JOAQUIN 
COUNTY 

Y I 

100.0 
13.5 
(40.5) 

100.0 
29.4 
100.0 
11.1 
(30.0) 
110.0) 
100.0 
16.9 

(48.9) 

11154 
2040 
1040 
102 

22518 
1662 
21201 
2954 
1393 
1561 

68565 
9164 

9114 
92312 
12807 
4985 

40516 

32.0 
100.0 
13.9 
(38.9) 

w m I I 

TRACY 
ARFA 1 CITY CITY OF TRACY 

ALL F A M I L I E S  
F A M I L I E S  B E W W  POVERTY LEVEL 

F A M I L I E S  WITH MALE HFAD UNDER 65 
F A M I L I E S  WITH FEWALE HEAD 

TOTAL UNRELATED INDIVIDUALS 

2969 
318 
201 
61 

469 ~~ 

UNRELATED INDIVIDUALS B E W W  POVERTY LEVEL 

HOUSEHOLDS BELOW POVERTY LEVEL 
TOTAL HOUSEHOLDS 

OWNER OCCUPIED 
RENTER OCCUPIED 

100.0 
10.1 
(65.1) 
(19.2) 
100.0 

TOTAL PERSONS 
PERSONS BEIAJW POVERTY LEVEL 

1681 
229 
111 
41 
396 

' 1141 
569 
182 
182 
2546 
926 
9959 
1231 
599 
638 

28691 
2675 

100.0 
13.6 

(20.5) 
100.0 

148.5) 

LODI - 
% - 

100.0 
1.3 

(32.0) 
(32.0) 
100.0 
36.4 
100.0 
12.4 

(51.6) 
100.0 
9.3 

148.4) 

193 
2173 
261 
82 
185 

11141 
1622 

STOCKTON 

41.2 
100.0 
12.3 

(30.7) 
(69.3) 
100.0 
14.6 

P L A N N  - 
# 

44092 
5599 
2480 
2442 
37098 
5954 
51409 
9142 
3249 
5893 

116209 
21355 

- 

- 

AREn 

Y 

100.0 
12.1 
144.3) 
143.61 
100.0 
16.0 
100.0 
15.9 
(35.51 
164.5) 
100.0 
15.5 

-- - 

- 

UNINCORPORATED 

t(!r 

: I n  O F  

w 
26338 
3559 
1440 
1140 

14580 
4292 
36208 

1856 
4332 

,01644 
18191 

- - 

6188 

UNINCORPORATEU 
STOCKTON - 

% 

100.0 
11.5 
(51.0) 
(34.4) 
100.0 
1.4 

100.0 
13.9 
(47.2) 
(52.8) 
100.0 
13.4 

- 

- 

PLANNI - 
U - 
5516 
554 
214 
166 

1525 
451 
6115 
196 
353 
443 

21728 
2629 

100.0 3835 100.0 

1% I ::: I 5 : : ;  
136.6) 
100.0 

30.0 

11.9 515 12.1 
(44.3) 234 (40.7) 
(55.7) 341 (59.1) 
100.0 14124 100.00 
12.1 1569 10.1 

W U I  
PLANNINU AREA 

(27.4) 

1119 31.1 

1504 12.4 
(45.3) 

4297 10.8 

UNINCORPORATED 
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4 POPULATION BELOW POVERTY LEVEL 1969 WO,&,,,~~/ 

ATHROP 
i A R M  

ALL P A M I L I E S  
F A M I L I E S  B E W W  POVERTY LEVEL 

F A M I L I E S  WITH MALE HEAD UNDER 65  
F A M I L I E S  WITH FEMALE HEAD 

TOTAL UNRELATED I N D I V I D U A L S  
UNRELATED INDIVIDUALS B E W W  POVERTY LEVEL 

TOTAL HOIJSEHOLDS 

CITY 01 

HOUSEHOLDS BELOW POVERTY LEVEL 
OWNER OCCUPIED 
REhTER OCCUPIED 

TOTAL PERSONS 
PERSONS DElUW POVERTY LEVEL 

312 
1 6 9  
1 4 3  

1 2 1 1 7  
1276 

r 
N 
4 

8.8 
154.2)  
(45 .8)  
100.0 
10.0 

MAWECI  
PLANN 

# 

6554 
475 
251  
1 5 0  

1 4 2 3  
599  

761 7 
739  
413 
326 

26562 
2325 

- 

200 
108 

9 2  
6986  

8 9 7  

0.2 
154 .0)  
146.0)  
100.0 

12.8  

100.0 

152.8)  
( 3 1 . 6 )  
100.0 

4’.1 
100.0 4066 

9.1 4 2 1  
( 5 5 . 9 )  
144.1)  

8.8 1 0 4 9  

I I’IANNING A R E 4  I PIANN 

ALL F A M I L I E S  
F A M I L I E S  BELOW POVERTY LEVEL 

F A M I L I E S  WITH MAhE HEAD UNDER 6 5  
F A M I L I E S  WITH FEMALE HEAD 

TOTAL UNRELATED I N D I V I D U A L S  
UNRELATED I N D I V I D U A L S  n E W W  POVERTY LEVEL 

TOTAL HOUSEHOLI>S 
HOUSEHnLDS D E W W  POVERTY LEVEL 

OWNER O c r i i P i E ~  
R E W E R  1X‘CUPIED 

TOTAL PERSONS 
PERSONS BElUW POVERTY I.EVEI. 

1 1373 r 

x - 
100.0 

5 .6  
(46.2)  
(40.6)  
1 0 0 . 0  

39.9 
100 .0  

10 .5  
(57.1) 
(42 .9)  
100.0 

7.6 

UNINCORPOMTED E S W L U N  

7 0  (25.21 
581 100.0 
263 45 .3  

3551 100 .0  

1 I I 

LOCKEPORD-CLFXEWS S V U T H  DELTA LINDEN-I’LTERS THORNTDN 
AREA 

% 

100.0  

- - 
1 2 9  

8 5  
33 

250 
95  

1 5 2 5  
1 1 9  

62 
5 7  

5 1 3 9  
599  

9.4 
(65 .9)  
125.6 
100.0 

100.0 
3B.0 7 . 8  I 

152.1) 
147.9) 
100.0 

11 .7  

402 
6 7  
55 

5 
1 6 6 5  

4 60 
517 

14 
0 

1 4  
3252 

705 

1 

h o u s e h o l d s  below pover ty  l e v e l  
P e r c e n t a q e s  in r a r e n t h e s i s  relate to t o t a l  families 01 

100.0  8 4 8  
16 .7  84 

182 .1 )  72 
1 7.5) 1 2  
100.0 1 9 0  

2 8 . 1  83 
100.0 956 

2.7 74 
( 0.0) 4 0  

(100.0) 34 
100.0 3 0 1 1  

2 1 . 1  405  

1 

PIANN 

185 .7)  
( 1 4 . 3 )  

( 5 4 . 1 )  5 
145 .9)  75 
100.0 2121 

1 6 . 1  412 

~. 
1 4 . 3  

182.4) 
(17 .6)  
100.0 

24.5 
1 0 0 . 0  

13.0 
( 6.3) 
(93 .7)  
100.0 

1 9 . 4  

I 
SOURCE: U.S. C e n s u s  of P o p u l a t i o n  and Housing. 1910. 

Table  P-4: G e n e r a l  Social and E c o n o m i c  
C h a r a c t e r i s t i c s .  1970 .  T a b l e  1 0 7  

RIPON 
PLANNI 

I 

1 3 5 8  
1 3 0  
11 
29 

344  
9 4  

1630 
1 3 9  

74 
6 5  

5362 
582  

- - AREA 

% 

100.0 
9.6 

154.61 
(22.31 
100.0 

2 7 . 3  
100.0 

8.5 
(53 .2)  
(46 .8)  
100.0 

10.9  

- - 
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POPULATlON WITH INCOMES BELOW POVERTY LEVEL BY CENSUS TRACT.1969 

CENSUS 
TRACT - 
1 
2 
3 
4 
5 
6 
7 
8 
9 
10 
11.01 
11.02 
12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 
25 
26 
27.01 
27.02 
28 
29 
30 
31.01 
31.02 
32.01 - 

TWTAL 
IPUIATIOB - 
5696 
312 

1141 
6895 
2555 
2053 
4671 
1516 
5284 
5217 
5433 
4574 
6526 
5392 
4032 
6954 
2027 
3179 
3305 
5435 
3273 
1851 
7314 
4316 
5930 
3990 
831 

4352 
2029 
1390 

9 
1294 
8805 
4489 

_. 

- 

NUMBER 
B E L M  

POVERTY 

7 

025 
93 

211 
762 
439 
868 
303 
377 
7 26 
370 
369 
202 
478 
504 
405 
954 
307 
892 
464 
527 
544 
376 
1379 
192 
741 
3 04 
17 

769 
586 
268 _ _  
_. 
367 
441 
190 - 

?ERCENT 

BELOW 
'OVERTY - 
32.2 
28.1 
23.4 
11.3 
17.4 
45.0 
21.2 
27.5 
13.8 
7.1 
6.8 
4.5 
9.5 
9.5 
8.9 
14.0 
15.9 
28.7 
13.6 
28.3 
16.9 
20.7 
44.1 
21.6 
29.4 
34.6 
2.0 

11.1 
20.0 
18.8 -_ _ _  
30.5 
5.0 
4.3 - 

CENSUS 
TRACT - 
32.02 
33.01 
33.02 
13.03 
34 
35 
36.01 
36.02 
37 

38 
Stockton 
PA 

39 
So. Delt 
PA 

40 
Thornton 
PA 

41.01 
41.02 
42.01 
42.02 
43.01 
43.02 
44 
45 
46 
L o d i  
PA 

47 
L o c k e f  ord 
PA - 

TOTAL 
IPUIATI( - 
3191 
7059 
6320 
5238 

1475 
3019 
3146 
2488 
3321 

4207 
76209 

3246 

2121 

3557 
2906 
5623 
7328 
2951 
5710 
4131 
3146 
3000 

39032 

5139 

- 

WMBER 
BELOW 
' 0 V E R T Y - 

183 
467 
316 
182 

176 
221 
274 
314 
404 

652 
27639 

105 

412 

640 
456 
297 
418 
225 
521 
809 
513 
4 18 

4297 

599 - 

>ERCENT 

BELOW 
'OVERTY - 

5.5 
6.1 
6.1 
3.4 

11.9 
5.8 
8.7 
13.4 
13.9 

21.1 
15.7 

22.5 

19.5 

17.8 
16.0 
5.3 
5.8 
7.2 
9.7 

17.6 
17.0 
11.1 
10.8 

11.8 

- 

CENSUS 

TMCT 

48 
L i n d e n  
PA 

49 
Escalon 
PA 

50 
Ripon 
PA 

51.01 
51.02 
51.03 
51.04 

51.05 
51.06 
M a n t e c a  
PA 

52.01 
52.02 
53.01 
53.02 
54 
55 
T r a c y  
PA 

SJ countv 

TOTAL 
OPULAT D - 
3017 

6986 

5362 

3494 
4842 
3854 
6863 

5561 
1945 
26562 

2509 
1760 
7174 
4527 
3610 
2088 

21128 

!90208 

- 

__ 
NUMBER 
BELOW 

POVERTY - 
485 

897 

582 

391 
280 
274 
466 

651 
26 3 

2325 

445 
152 
572 
227 
R88 
345 

2629 

40576 

- 

__ 
'ERCENT 

BELOW 
'OVERTY - 
16.0 

12.8 

11.1 

10.9 
5.9 
9.2 
6.8 

11.7 
13.7 
8.8 

16.8 
9.4 
8.1 
5.0 

24.1 
20.1 
12.1 

14.4 

- 
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FAMILIES WITH INCOMES BELOW POVERTY LEVEL 

TOTAL 
NUMBER 

OF 
? M I L I E S  

1000 
41 
298 

1724 
593 
474 
1118 
340 

1480 
1439 
1541 
1291 
1449 
1545 
1312 
1991 
580 
831 
938 
1353 
766 
428 
1644 
1107 
1292 
773 
262 

1117 
723 
324 
26 

240 
2442 
1201 
917 
2060 
1623 
1394 
328 

_ _  

NUMBER 
BELOW 

POVERTY 

266 
9 

68 
152 
88 
194 
286 
83 
165 
77 
91 
40 
59 

110 
87 
209 
75 
186 
114 
333 
118 
63 
646 
259 
301 
256 

191 
139 
58 

._ 

.. _ _  
36 
96 
43 
43 
75 
80 
37 
24 

PERCENT 
BELOW 

POVERTY 

26.6 
22.0 
22.8 
8.8 
14.8 
40.9 
25.6 
24.4 
11.1 
5.4 
5.9 
3.1 
4.1 
7.1 
6.6 

10.5 
12.9 
22.4 
12.2 
24.6 
15.4 
14.7 
39.3 
23.4 
23.3 
33.1 

17.1 
19.2 
17.9 

_. 

_. _ _  
15.0 
3.9 
3.6 
4.7 
3.6 
4.9 
2.7 
7.3 

CENSUS 
TRACT 

35 
36.01 
36.02 
37 
38 

Stockton 
PA 

39 
So. D e l t i  
PA 

40 
Thornton 
PA 

41.01 
41.02 
42.01 
42.02 
43.01 
43.02 
44 
45 
46 

L o d i  
PA 

47 
Lockeforc 
PA 

48 
L i n d e n  
PA 

49 
ESCalO" 
PA 

TOTAL 
NUMBER 

OF 
%MILIES 

1048 
87 I 
641 
874 
805 

44244 

402 

477 

935 
816 
1556 
1938 
812 

1584 
1274 
783 
1018 

10716 

1373 

848 

1776 

NUMBER 
BELCW 

POVERTY 

50 
58 
86 
114 
134 

5599 

67 

68 

120 
98 
54 
87 
42 
131 
169 
106 
80 

887 

129 

84 

186 

'ERCENT 
BELOW 
'OVERTY 

4.8 
6.7 
13.4 
13.0 
16.6 

12.7 

16.7 

14.3 

12.8 
12.0 
3.5 
4.5 
5.2 
8.3 

13.3 
13.5 
7.9 

8.3 

9.4 

9.9 

10.5 

CENSUS 
TRACT 

5 0  
Ripon 
PA 

51.01 
51.02 
51.03 
51.04 
51.05 
51.06 

nanteca 
PA 

52.01 
52.02 
53.01 
53.02 
54 
55 

Tracy 
PA 

SJ count 

TOTAL 
NUMBER 

OF 
'AMILIES 

1358 

855 
1200 
811 
1745 
1489 
454 

6554 

625 
477 
1895 
1207 
839 
473 

5516 

73264 

CMBER 
BELCW 

POVERTY 

130 

72 
42 
60 
94 

149 
58 

475 

101 
30 

123 
59 

163 
78 

554 

8179 

'ERCEKT 
PELOW 
'OVERTY 

9.6 

0.4 
3.5 
7.4 
5.4 
10.0 
12.8 

1.2 

16.2 
6.3 
6.5 
4.9 
19.4 
16.5 

10.0 

11.2 

, J , . . . ~ .  . .. .. . - .  ~.. ., 





I 
r 
w 
Y 

+Q 

UNRELATED INDIVIDUALS WITH INCOMES BELOW POVERTY LEVEL 1%9 

CENSUS 
TRACT - 

1 
2 
3 
4 
5 
6 
7 
8 
9 
10 
11.01 
11.02 
12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 
25 
26 
27.01 
27.02 
28 
29 
30 
31.01 
31.02 
32.01 
32.02 

33.01 
33.02 
13.03 
34 - 

10TAL NUMBEF 
IF UNRELATED 
INDIVIDUALS 

2730 
181 
274 
1476 
402 
228 
596 
249 
446 
123 
216 
342 
2277 
800 
650 
730 
178 
356 
258 
494 
184 
119 
372 
489 
545 
153 
50 
300 
172 
98 
8 

452 
421 
166 
69 

770 
480 
110 
65 

._ 

- 
NUMBER 
BELOW 
'OVERTY - 

904 
60 
62 
390 
105 
120 
283 
104 
116 
60 
51 
80 

302 
221 
171 
291 
51 

176 
107 
206 
67 
63 
118 
191 
254 
49 
17 

138 
67 
41 
._ _ _  
240 
54 
37 
10 

209 
90 
27 
20 - 

'ERCENT 
BELOW 
'OVERTY - 
13.1 
33.1 
23.0 
26.4 
26.1 
53.0 
47.4 
42.0 
26.0 
46.0 
24.0 
23.3 
13.2 
28.3 
26.3 
40.0 
21.0 
49.4 
41.5 
42.0 
36.4 
53.0 
32.0 
40.2 
47.0 
32.0 
34.0 
46.0 
39.0 
48.0 _ _  

_ _  
53.1 
13.0 
22.2 
14.4 
27.1 
19.0 
15.4 
30.7 - 

CENSUS 
TRACT 

35 
36.01 
36.02 
37 
38 

Stockton 
PA 

39 
So. Delta 
PA 

40 
T h o r n t o n  
PA 

41.01 
41.02 
42.01 
42.02 , 
43.01 
43.02 
44 
45 
46 

Lodi 
PA 

47 
Lockeford 
PA 

48 
Linden 
PA 

49 
Escalon PF 

SOURCt. U.S. Cenru5 o f  f o p u l a t t o n  and Hou~lng. 1970. Table P - 4  

.II Ld  I -  I - - -  Lj 

)TAL NUMBE 
? UNRELATE 
UDIVIDUAL! - 

135 
251 
130 
163 
478 

19186 

1665 

436 

157 
129 

775 
66 

421 
613 
513 
153 

3015 

188 

250 

190 

421 - 

NUMBER 
BELOW 

POVERTY - 
36 

104 
40 
78 

120 

5948 

468 

107 

49 
57 
94 

180 
28 
180 
268 
200 
63 

1119 

95 

83 

138 - 

PERCENT 
BELOW 

POVERTY - 
27.0 
41.4 
30.7 
48.0 
25.1 

31.0 

30.4 

24.5 

31.2 
44.2 
50.0 
23.2 
42.4 
42.8 
43.7 
39.0 
41.2 

37.1 

38.0 

43.7 

12.8 - 

CENSUS 
TRACT - 

50 
R i pon 
PA 

51.01 
51.02 
51.03 
51.04 
51.05 
51.06 

M a n t e c a  
PA 

52.01 
52.02 
53.01 
53.02 
54 
55 

T r a c y  
PA 

SJ C o u n t  

- 

OTAL NUMBE 
IF UNRELATE 
"D IVIDUAL! 

144 

194 
314 
158 
355 
323 
79 

1423 

117 
117 
537 
201 
192 
141 

1525 

28461 

NUMBER 
BELOW 

POVERTY - 
94 

67  
116 
03 
119 
144 
50 

599 

40 
33 
159 
21 

1 3 0  
66 

457 

9114 

- 

PERCE:I'T 
,iii'.i 

v w m y  - 
27.3 

34.5 
36.9 
52.5 
39.2 
44.6 
61.3 

42.1 

29.2 
28.2 
29.6 
10.4 
35.2 
46.8 

30.0 

34.4 

- 
'd . . . ~  . .  - .. .. , . . . ,.*_ 1 . i 



! 
c. 
Y 
w 
I 

1 PERSONS 65 8t OVER WITH INCOMES BELOW POVERTY LNEL*1969  

CENSUS 
TRACT 

I 
2 
7 
4 
5 
6 
7 
8 
9 

10 
11.01 
11.02 
12 
I 3  
14  
I 5  
16 
17 
I 8  
19 
20 
21 
22 
23 
24 
25 
26 
27.01 
27.02 
28 
29 
30 
31.01 
:I.@? 
12.01 
32.02 

TOTAL 
ELDERLY - 

1635 
73 

I69 
I 5 3 0  
376 
220 
691 
I 8 5  
512 
22 I 
316 
436 

1043 
1184 
694 
850 
249 
376 
317 
614 
305 
I00 
388 
526 
59 I 
I49 
107 
389 
281 
143 

I 
I 6 0  
43'1 
155 
164 

578 

IUMBER 
BELOW 

' O V E R T I  - 
443 

50 
42 

251 
65 
80 

242 
56 

110 
79 
22 
81 
76 

215 
1 1 1  
239 

59 
134 
45 

157 
109 

I05 
I 2 9  
I50 
68 

I 1 6  
89 
49 

I 3  
20  

5 
4 

_ _  

_ _  

_ _  _ _  

E R C E N l  
BELOW 
O V E R T I  - 
27. I 

24.9 
16.4 
17.3 
36.4 
35.0 
30. I 
21.5  
35.7 

7 . 0  

7 .3  
18.2 
16.0 
28. I 
23.7 
35.6 
14.2 
25.6 
35.7 

27. I 
24.5 
25.4 
45.6 

35.0 
31.7 
34.3 

8. I 
4.6 
3.2 
2.4 

68.5 

18.6 

_ _  

_ _  

_ _  _ _  

- 

CENSUS 
TWtT 

33.01 
33.02 
33.03 
34 
15 
16.01 
36.02 
37 
38 
S tockton 
PA 

39 
lo. Del ta  
PA 

40 
Tharntan 
PA 

41.01 
41.02 
42.01 
42.02 
43.01 
43.02 
44  
45 
46 
L o d  I 
PA 

47 
L o c k o  fo r d  
PA 

TOTAL 
ELDERLl 

- 
340 
251 

71 
100 
252 
342 
191 
205 
330 

18244 

303 

229 

277 
216 
340 

1218 
I01 

1019 
953 

333 
5035 

578 

427 

NUH0ER 
BELOW 
OVERTY - 

9 
36 

4 
5 

45 
73 
38 
59 
63 

3776 

73 

26 

63  
50  
52 

167 
23 

217 
273 

42 
1071 

I a4 

61 

ERCENT 
BELOW 
OVERTV - 

2.6 
14.3 
5.6 
5.0 

17.9 
21.3 
19.9 

19. I 
20.7 

28 .0  

24. I 

11.4 

22.7 
23.1 
15.3 
13.7 
22.8 
21.3 
28.6 
31.8 
12.6 
21.3 

14.3 

CENSUS 
TRACT 

48 
Llnden 
PA 

49 , 
E r c a l o n  
P A  

50 
R I PO" 
PA 

51.01 
51.02 
51.03 
51.04 
51.05 
51.06 
nante<a 
PA 

52.01 
52.02 
53.01 
53.02 
54 
55 
Tracy 
PA 

San Juaquln 
county 

TOTAL 
ELDERLY 

- 
307 

673 

603 

218 

I n9 
34 I 

560 
397 
I 2 2  

1827 

194 
I 3 8  
744 
280 
428 
244 

2028 

10676 

lUM0LR 
BELOW 

'OVERTY - 
58 

139 

I I 6  

43 
84 
30 

123 
114  
65  

459 

64 
26 

I 6 8  
2E 
71 
72 

429 

1,208 

PERCENT 
BELOW 

POVERTV - 
18.9 

20.7 

19.2 

19.7 
24.6 
15.9 
22.0 
28.7 
53.3 
25. I 

33.0 
18.8 
22.6 
10.0 
16.6 
20.5 
21.2 

20.9 

SOURCE: U.S. C e n s u s  of Population and Haurlng, 1970. T a b l e s  P - I .  P-4 



h - 
HOUSING UNITS4960- 1970 

- 1 9 . 3  
-84.0 

19 .2  
4.fi 

11.4 
7 . 7  

TOTAL YEAR-ROUND U N I T S  I TOTAL Y€%R-ROWD U N I T S  

33.01 
33.02  
3 3 . 0 3  
34  
3 5  
36.01 

CENSUS 
TRACT 

I 
2 
3 
4 
5 
(1 

J 
8 
9 

10  
11.01 
11 .02  
1 2  
13 
14 
15 
I6 
1 7  
18 
19 

J I  
22 
23 
24 
25 
2 h 
27.01  
27.02 
2 8  
2 9  
I 0  
11.111 
11.02  
12.111 
I2.02 

- 

2 0  

- 

- 25.7 
- 33.4 

5 . 0  
22.2 

9.2 

14.5 
4 .8  

43 .4  
36.8 

-13.7 

1960 - 
41111 
1104 
407 

3 1911 
8 7 7  
6 5 3  

2149 
818 

1776 
1254 

3068 

1812 
2157 
1266 
1 9 1 1  

874  
1 2 9 3  
1045 
1 5 6 1  
1311 

392 
18119 
1?8h 
1785 

1179 
? 8 7  

2129 

4 12 
16 
. 

1*19r> 

1430 - 

36.02  
37 
38 

S t o c k t o n  
PA 

3 9  
So. D e l t a  
PA 

1970 - 
11117 

177  
4 8 5  

3313 
977 
703  

1597 
54 5 

1864 
1533 
1697 
I 6 5 2  
2014 
2261 
1815 
2615 

754  
1250 
1 1 3 0  
1 7 5 1  

4 h 7  
1918 
1 4 6 8  
1R53 

871 
317 

14'17 
9 2 8  
4118 

?4 
1 

50%) 
2813 
134q 
924 

1073 

- 

- 3.3 
8.1 

1 2 . 2  
-18.2 

NFC 
CHANGE 

- n 3 1  
- 9 J 7  

7 8  
148 
100 

50 
- 552 
- 273 

88 
279 

2 8 1  

262 
1 0 4  
549 
704 

- 1 2 0  
- 43 

85  
1 9 0  

- 238 
77 
5 ,I 

182  
. 132 

292 
30 

5h 

. 4  
R 
3 

1347 

R43 

- 

- 

4 0  
Thorn ton  
PA 

'ERCENT CENSUS 

19.fi 
3.2 

14.2 
- 6 . 6  
50.4 
i n . 5  

7.4 
- 1 .0  - 

- 

41.01 
41.02 
42.01 
42.02 
43 .01  
43.02 
14 
4 5  
46  

1,orli 

1 9 6 0  - 
1881 

? 2 i  
7 54 

1411 

734 
866 

51285 

586 

h57 

]him 

3213 

2014 

17'13 
1219 
1095 

11014 

1325 

- 

1970 - 
2743 
2046 
1474 

539 
1117 
1099 

759 
994  
9 8 3  

59865 

561 

602 

I 0 6 1  
934  

1 7 3 8  
2 7 2 1  

8 4 1  
1994 
1'471 
1295 
1199 

3754 

1637 

- 

......  i ..-. , 
, 

~~ ... d i...... t 

NET 
CHANGE 

4382 

119 
363 

487 

260 
117  

8580 

- 2 5  

- r r  3 ~> 

335 

1246 

801 

17fl 
7 h 

104 

2740 

312 

- 

ERCEN 
YIANGI - 
233.C 

145 . r  
4 8 . 1  

34.c 

35.4 
13.5 

16.7 

4 .3  

8 .4  

20 .2  

3 8 . 8  

39.4 

9.9 
h . 2 
9 . 5  

24.9 

23.5 

- 

CENSUS 
TRACT - 

40 
Linden 
Pn 

49 
ESCil lo" 
pn 

50 
Ripon 
pn 

5 1 . 0 1  
51.02 
51.03 
51.04 
51.05 
51.06 

4anteca 
vi 

i2.01 
i2.02 
,3.01 
3.02 

14 
15 

,ra<..y 
)n 

J Calmly 

- 

TOTAL YEAR-ROUND U N I T S  

1960  - 
'14 

194 

147'  

5442 

5444 

1241 

2761 

L ? i> 'I 

h51 

1.021 

Ill1697 

- 

1 9 7 0  - 
i n > *  

2262 

1 h')? 

1 0 3 5  
1576 

9 1 5  
2158 
1757 

543 

7984 

l>7'J 
'r94 

2479 
1399 
1334 

i s  0 3 

717~1 

9<,561 

- 

- 
I1 I 

1 2 0  

217 

2510 

2 w n  

2 1  

1117 

- 1 1  
42 

1117 

I R R h  

- 

'ERCENT 
IIIANGF: 

n:, 

1 i> . 7% 

1 4 . 7  

46.7 

41,. 7 

2 . 3  

411.5 

- 7 . 1  
i, . 'i 

1 9 . 2  

19.7 

- 



m 
i;i 

1 DISTRIBUTION AND OWNERSHIP OF HOUSING STOCK- 1960-1970 

- 
% oe 
O m  

100.0 SAN J O A Q U I N  C O U W  

x 
:HANO 

23.7 

STOCKTON PA 
CITY 
UNINC 

100.0 

63.0 
(52.1)  
(47.9) 

14.8 
(74.5) 
(25.5) 

6 .8  
(67.6) 
(32.4) 

1 . 3  
(50.2) 
(49.8) 

LODI PA 
c ITY 
UNINC 

56720 

34431 
19529 
14902 

8758 
6587 
2171 

4037 
2834 
1203 

4906 
2651 
2255 

TRRCY PA 

I CITY 
UNlNC r 

w 
Ln 

100.0 

64.5 
(72.6)  
(27 .4 )  

12.6 
(74.9)  
(25.1) 

IIRNTECA-IATHIIOP PA 
C I T Y  OF UANTECA 
UNINC 

ESCAWN PA 
C I T Y  OF ESCAWN 
U N I N C  

RIPON PA 
CITY 
UNINC 

IACKEFORO-CLEHENTS PA 

SOUTH DELTA PA 

LINDEN-PETERS PA 

THORNTON PA 

__ 

31.2 

29.5 
37.0  
13.2 

35.5 
46.5 
10.7  

ALL OCCUPIED UNITS 

100.0 

60.7 
(56.7) 
(43.3) 

15.4 
(75.2) 
(24.8) 

1 - 
# - 

14657 

17642 
27742 
19900 

LO366 
7550 
2816 

5409 
3493 
1916  

4983 
2474 
2509 

1765  
595 

1170  

1 3 6 8  
595 
773 

1186 

539  

842 

553 

19.5 

15.1 
25.4 

3 .9  

24.4 
25.5 
21.a 

L 
% OF 

: O m 1  - 
100.0 

63.8 
(58.2) 
(41.8) 

13.9 
(72.8) 
(27.2) 

7.2 
(64.6) 
(35.4) 

6.7 
(49.6) 
(50.4) 

2.4 
(33.7) 
(66.3) 

1.0 
(43.5) 
(56.5) 

1.6 

0.7 

1.1 

0.7 

14.4  
(75.1) 
(24.9) 

- 1 
# - 

L2372 

I7410 
16208 
!1202 

,3261 
9959 
3302 

6715 
4827 
1808 

7617 
4213 
3404 

2164 
842 

1322 

1630 
842 
788 

1525 

516 

956 

578 - 

27.9 
31.9 
17 .3  

12.2 
(69.2) 
(30.8) 

8.0 
(60.2) 
(39.8) 

5.5 
(48.3) 
(51.7) 

62.2 20.5 
(63.1) 30.5 
(36.9) 6.5 

4503 
3372 
1131 

2670 
1993 

685 

2711 
1562 
1149 

7.3 
(71.9) 
(20.1) 

24 .1  
38.2 
-1.5 

8.2 52.9 
(55.3) 70.3 
(44.7) 35.7 

1.1 
(70.2) 
(29.8) 

25.2 
30.1 
15.0 

'Pe rcen tages  i n  p a r e n t h e s i s  relate  to P l a n n i n g  Area t o t a l a  

.~ ~ ~ . ~~ ~~ ~ ~~ ~ . .  ~ 

7.6 
(57.6) 
(42.4) 

OWNER OCCUPIED 

81 .5  
116.6  

48.6  

- 1' 
# - 

17475 

29904 
15568 
14336 

7043 
5249 
1794 

3224 
2178 
1046  

3489 
1753 
1736 

1180 
412 
768 

943 
398 
545 

822 

162 

515 

191 - 

8.6 
(54.0) 
(46.2) 

a m  

40.6 
51.2 
29.9 

2.3 
(30 .9 )  
(61 .1)  

2 . 0  1093 
(42.2) 555 
(57.8) 538 

1.7 1088 

0.3 1 165 

1.1 629 

0.4 227 

22.6 
41.5 
13.0 

I 

1.5  
(53.4) 
(46.61 

26.4 
45.7 

9.6 

1 .9  
(50.8) 
(49.2) 

1.9 

0.3 

1.1 

0.4 - 

15.9 
39.4 
- 1.3 

32.4 

1.9 

22.1 

18.8 

2.4 17.5 
(40.9) 37.6 
(59.1) 6.6 

__ 1 
# - 

27182 

17738 
12174 

5564 

3323 
2301 
1022 

2185 
1315 

870 

1494 
721 
773 

585 
183 
402 

425 
197  
228 

364 

377 

327 

362 - 

;o&Y 

I I 1' 

RENTER OCCUPItD 

100.0 35652 

65.3 22919 
(68.6) 16679 
(31.4) 6300 

7.5 22.6 
(74.4 I 51.61 
(25.6) -21.3 

SOURCE: U.S. CCIIBULI of P o p u l a t i o n  and Hoding. 1960. T a b l e  H-1. 
1970. T a b l e  H - 1 :  Housing C h a r a c t e r i s t i c s .  1960, T a b l e s  
24. 25.  271 D e t a i l e d  Housing C h r a c t e r i s t i c s ,  1970. 
T a b l e s  54. 58 



G r m 
B u TYPE OF UNITS ADDED DURING 1960's 

% O F C O U N T Y  
ADDITIONS 

- 0 .1  

SAN JQAOUIN OUTFIT 

STOCK'ION PA 
c m  
UNINC 

CHANGE 
1960-1910 

-54 

WDI PA 
c ITY 
UNINC 

TWCY PA 
CITY 
UNINC 

MAM.ECA-L4THROP PA 
C I T Y  OF MANTECA 
UNINC 

ESCALON PA 
CITY 
UNINC 

RIPON PA 
CITY 
UNINC 

LOCKEFORD-CLPIEWS PA 

SOUTH DELTA PA 

LINDtll-PFPERS PA 

TH)RNTDII PL 

TOTAL OCCUPIED UNITS OWNER OCCUPIED 

11115 

9760 
0466 
1302 

2095 
2409 

486 

1306 
1334 
-20 

2634 
1739 

095 

399 
241 
152 

262 
241 

1 5  

339 

-23 

114 

100.0 

55.1 
(06.11 
(13.31 

16.3 
(83.2) 
(16.8) 

1.4 
(102.1) 

1-2.11 

14.9 
(66.01 
(34.01 

2.3 
(61.91 
(30.11 

1.5 
(94.31 

15.11 

1 . 9  

-0.1 

0.6 

9245 

4527 
3961 

566 

1115 
1330 

311 

013 
656 
1 5 1  

1417 
090 
519 

206 
155 

5 1  

150 
1 5 1  
-1 

266 

3 

114 

'Percentaqea i n  p a r e n t h e s i s  r e l a t e  t o  P lann ing  Ares  to ta l s  

L OF C O W  
ADDITIONS 

100.0 

49.0 

(13.51 

10.6 

(01.51 

(10.01 
(22 .01  

0.8 
(80.7) 
(19.3) 

15.3 
(63.4) 
(36.6) 

2 .2  
175.21 
124.81 

1.6 
(104.1) 

(-4.11 

2.9 

0 . 0  

1 . 2  

0.4 - 

RKM.ER OCCUPIED TOTAL TWUSING UNITS 

CHINO# 
1960-1910 - 

0470 

5241 
4505 

736 

1180 
1011 

109 

493 
610 

-105 

1217 
041 
376 

193 
92 

101 

1 1 2  
90 
2 2  

13 

-26 

0 

-11 - 

100.0 

61.9 
(06.01 
(14.0) 

13.9 
(90.01 

(9.2) 

5.0 
(131.5) 

(37.5) 

14.4 
(69.11 
(30.9) 

2.3 
(47.71 
(52.31 

1 .3  
180.41 
(19.61 

0.9 

- 0 . 3  

_ _  

16014 

0504 
1907 

597 

3400 
2423 

971 

1100 
1309 
- 121 

2550 
1746 

004 

333 
2 4 1  

92 

231 
243 
-6 

343 

2 

00 

n OF COUNT 
ADDITIONS 

100.0 

53.4 
(93.01 

(7.0) 

21.2 
0 1 . 3 )  
(20.11 

1 . 4  . .  
(110.21 
1-10.2) 

15.9 
(60.51 
(31.51 

2 . 1  
(72.41 
(21.61 

1 . 5  
(102.51 

(-2.51 

2.1 

0.0 

0.5 

0.3 - 
SOURCE: U . S .  Census of Popula t ion  and Housing. 1960. Tab le  H-1. 

1910, Tab le  H - l r  Houslnq C h a r a c t e r i s t i c s .  1960, Tab les  
22 .  25. 2 1 1  D e t a i l e d  Housinq C h a r a c t e r i e t i c s .  1910, 
Tab les  54. 50 



L U N l T S  IN STRUCTURE 

SAN JOAUUIN COUNTY 

19110 I 1 9 7 0  

STOCKTON PLANNING AHW\ CITY OF STOCKTON 

1960  I 1970  I 1960 I 1970 1 
# I  % I  # I  % h  Chanqd # I  % I  * I  % B (  Changq 

I I I I I I I I I I 
* I  % I )  I n t .  Change 

I 
r 
w 
2 

ALL U N I T S  
1 UNIT 
2 UNITS 
3- 4 U A I T S  
5 OR MORE 

ALL UNITS 

3-4 UNITS 

0 0 6 7 4  1 0 0 . 0  9 6 6 2 7  1 0 0 . 0  19 .0  5 1 2 9 0  1 0 0 . 0  5 9 8 7 0  1 0 0 . 0  1 6 . 7  29073  1 0 0 . 0  31797  100.0 2 6 . 5  
9 . 5  2 1 5 0 9  7 2 . 1  25187  6 6 . 7  19.9 6 9 1 1 0  0 6 . 4  77906  80 .6  1 1 . 0  4 1 8 0 3  8 1 . 5  45755  7 6 . 4  

2 1 3 0  2 . 7  3 9 0 7  4 . 0  0 2 . 7  1 6 9 6  3.3 2 6 3 0  4 . 4  5 5 . 5  1 2 9 5  4 . 3  2246 5 . 9  73.4 
2503 3 . 1  4 1 0 7  4.3 6 7 . 3  1 9 5 8  3 . 0  3 1 5 1  5 . 3  6 0 . 9  1 7 0 7  5 . 7  2717  7 . 2  59.2 
6 3 2 3  7 . 0  1 0 6 2 1  11.0 60.1 5 0 3 3  11.4 8 3 2 6  1 3 . 9  4 2 . 7  5 3 6 7  17 .9  7647  2 0 . 2  4 2 . 6  

ALL UNITS 
1 UNIT 
2 UNITS 
3- 4  UNITS 
5 OR MORE 

' Y : N l ' i ~ H F ~ ~ H A T E D  'I',UK''f PWINNINl;  AHI'A iODl PLANNING AREA c i w  ot UML 
. . . 

lll,il 2 9 - 7 2  1960  1973  I ,,1 ,(, I ?' in  
x v x Iz Change # x. 1 -(i I C h a n y  9 ;t I '*r ; ~ . ~ h l r n r j  

2 2 6 1  100.0 2 1 2 7  1 0 0 . 0  - 5 . 9  11010 1 0 0 . 0  1 3 7 5 6  100.0 2 4 . 9  7 8 9 6  1 0 0 . 0  10313  100.0 3 0 . 6  
2207  97.6 2032  95.5 - 7 . 9  1 0 3 1 0  93 .6  1 1 5 9 3  0 4 . 3  12 .4  7 3 0 9  9 2 . 6  0 3 4 7  0 0 . 9  14.2 

19 0 .0  2 4  1.1 2 6 . 3  2 6 9  2 . 4  656 4 . 0  1 4 3 . 9  2 3 9  3 .0  6 1 3  5 . 9  156 .5  
3 .2  81.1 

35  1 . 5  6 7  3.1 9 1 . 4  1 9 6  1.8 1 1 4 1  0 . 3  4 8 2 . 1  1 6 3  2 . 1  1010  9 . 9  5 2 4 . 5  
4 0.2 _ _  235 2 . 1  3 6 6  2 . 1  5 5 . 7  185  2 .3  335 0 _ _  

I 



, c 
w rn 

5444 
5185 
76 
78 
105 

19110 I 1970 I 
I I 

* I  % I  Q I  X k  chang 

I I I 

100.0 7974 100.0 46.5 2642 100.0 4399 100.0 66.5 
95.3 7099 89.0 36.9 2450 92.1 3154 85.3 53.2 
1.4 185 2.3 143.4 43 1.6 101 2.4 148.8 
1.4 308 3.9 294.9 50 1.9 168 3.8 236.0 
1.9 382 4.8 263.8 99 3.1 310 8.4 213.1 

ALL WITS 
1 U N I T  
2 UNITS 
3-4 UNITS 
5 OR MORE 

3114 100.0 3443 100.0 

30 1.2 
0.9 

3001 I 9;:; 1 32;; 1 94.3 
10.6 
8.1 
43.3 
-38.0 50 I 1.6 I 31 1 

r 
UNINCORPORATEO MRNTECA-LATHROP PLANNING E S C A W N  PLANNING AR- 

1960 1170 1460 1970 
ARFA 

% C h a n g e  # % 4 % b  C h a n g e  X * 
ALL U N I T S  2802 100.0 3515 100.0 27.6 1942 100.0 2263 100.0 16.5 
1 U N I T  2135 97.6 3345 93.6 22.3 1923 99.2 2162 95.5 12.2 
2 U N I T S  33 1.2 78 2.2 136.4 5 0.3 29 1.3 480.0 

5 OR MORE 
3-4 U N I T S  28 1.0 140 3.9 400.0 5 0.3 22 1.0 340.0 

6 0.2 12 0.3 100.0 5 0.3 50 2.2 900.0 

I 1 

33 I l e l  I 123 I 
RIPON PLANNING ARFA 

19110 1910 
* p: # 96 % C h a n g  

1415 100.0 1123 100.0 16.8 
1451 98.4 1624 94.3 11.9 

15 1.0 44 2.6 193.3 

9 0.6 52 3.0 477.8 
_ _  _ _  _ _  3 0.2 

I 

3-6 I 272-7 

t.,n:hi..Pr~,1u-,:Li.l'i:N'i 2 i ' i h h " 1 ~ 0   AH:^ 

1 ,I*'." ;11? 
L' II % X r'hangr 

1325 100.0 1653 100.0 24.0 
1306 98.6 1604 97.1 22.8 

0 -- 5 . 3  _ _  
19 1.4 19 1.1 0 
0 -- 25 1.5 _ _  

I I 

SlIVlllt DELTA PLANNINI; ARFA 

I I,. 1 1',7,1 

n n 

534 100.0 584 100.0 
494 84.6 499 93.4 
62 10.6 15 2.8 
28 4.8 5 0.9 _ _  _ _  15 2.8 

1960 1 " l U  1960 1910 I I I I I 
I 1  $ 1 9 1  b C h a n g d  * I  % I  A . 1  % b  Chang 

-75.8 
-82.1 

! -..J 
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TABLE W 

0 1 0  0 
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i 
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RESIDENTIAL BUILDING PERMITS 1970-1973 

136  
109 
339 
94 

- 

CENSUS 
TRACT - 

1 
2 
3 
4 
5 
6 
7 
8 
9 

10  
11.01 
11.02 
1 2  
13 
14 
1 5  
16 
1 7  
18 
19 
20 
21  
22 
23 
24 
25  
26 
27.01 
21.02 
28 
29 
30 
31.01 
31.02 
32 .01 
32.02 - 

33.02 
33.03 
34 
35  

__ 
SINGLE 
FAMILY 
UNITS - 

9 
8 
1 

'15 
13 
11 
11 

5 
5 

68  
4 
7 
4 
9 

16 
29 
11 
38 
75 
55 

113 
127 
118 

10 
18 
39 
1 

49  
4 1  
7 1  
0 
0 
0 

778 
170  
313 - 

72 
247 

6 
4 9  

4 
4 5  

Tm 
'AMILY 
JNITS - 

4 
0 
2 

10 
4 
0 
10 
0 
6 
0 
2 
8 
0 
6 
0 
6 
2 
0 
2 
6 
0 
0 
0 
4 
0 
0 
0 
0 
0 
0 
0 
0 
0 

hO 
50 
50 - 

38 

Stockton 
PA 

39  

ULTIPLI 
%WILY 
UNITS - 

103 
1 2 8  
106 
314 

77 
20 

3 
1 

6 1  
179 

0 
34 
0 

30 
115 

0 
0 
0 
0 

I 6  
0 
0 
9 

2 2  
6 
0 
0 
0 
0 
0 
0 
0 

240 
967 

0 
100 - 

131 
35 
1 3  
38  
77 
77 

113  

I 

So. Delt 
PA 

40 
T h o r n t o n  
PA 

CENSUS 
TOTAL I TPACT 

~~~ 

127 
127 
36 
24 
39 

196 1 3 1 . 0 1  

41.01 
41.02 
42 .01  
42.02 
43 .01  

1 
49  
4 1  
7 1  

0 
0 

240 
1805 

39 36.01 
32 36.02 

6 I 37 

43.02 
44 
4 5  
46 

L o d i  
PA 

220 47  
463 IYf"' 

S O U R U :  San Joaqvln County Planning D~partmc-1.  
Reridentl,l Bulldlng Permlt Data 

iINGLE 
ZAMILY 
UNITS - 

1 2  
160 
264 
170 
90 
44 
49  
28 
33 

3108 

8 

11 

64 
39 

176 
01 

304 
2 

01 
0 

98 

04 5 

216 - 

I W O  
FAMILY 
UNITS - 

0 
2 

136 
4 
0 
6 
0 
6 
2 

406 

2 

4 

4 
0 

56  
22 
32 

2 
42 
52 

0 

2 10 

2 - 

IULTIPLI 
FAMILY 
UNITS 

416 
375 
161 
147 
0 
0 
0 
0 
0 

3715 

0 

0 

0 
3 

9 3  
173 
210 
262 
169 
61  

0 

97  1 

30 

7 

CENSUS 
TOTAL TPACC I 

420 
545 
561 
321 

9 8  
50 
49 
34 
35 

7229 

10 

1 5  

68  
42 

325 
276 
546 
266 
292 
113 
9 0  

2026 

240 

4 8  
L i n d e n  
PA 

49 
E s  ca l o n  
PA 

50 
Ripon 
rn 

51.01 
51.02 
51 .03  
51.04 
51 .05  
51.06 

Manteca 
rn 

52.01 
52.02 
53.01 
53.02 
54 
55 

T r a c y  
PR 

SJ C0unt.y 

SINGLE 
FAMILY 
UNITS 

90 

165 

139 

134 
394 
91 

118 
79 
52 

8hB 

76 
30 

265 
1 

100 
44 

516 

5966 

- 

W O  
FAMILY 
UNITS - 

0 

0 

2 

2 
29 

0 
6 0  

6 
0 

1 0 5  

8 
0 

52 
0 
0 
2 

62  

703 

- 

RJLTIPLI 
FAMILY 
UNITS - 

0 

0 

0 

0 
160 

0 
101 
105 

0 

366 

0 
0 

293 
R 

I60 
0 

461 

5554 

- 

TOTAL - 
'30 

165 

1 4 1  

136 
583  

t j  1 
2R7 
190  

52 

1 3 3 9  

04 
30 

610 
9 

2hO 
4h 

1039 

1 2 : m  

- 



cmsus TRACTS ~ WITH RESIMNTIAL 
BUILDING PERMITS FOR MIXE THAN 
200 UNITS 
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I 
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i 
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CENSUS 
TRACT - 
1 
2 
3 
4 
5 
6 
7 
8 
9 

10 
11.01 
11.02 
12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 
25 
26 
27.01 
27.02 
28 
29 
30 
31.01 
31.02 
32.01 
32.02 

- 

TOTAL 
X'CUPIED 

UNITS - 
3244 
171 
463 
3126 
928 
667 
1529 
504 

1808 
1511 
1672 
1621 
2043 
2214 
1753 
2525 
723 
1174 
1115 
1673 
971 
458 
1832 
1417 
1745 
860 
304 

1403 
883 
389 
20 

476 
2738 
1316 
910 

._ 

NUMBER OF 
IVERCROWDFJ 

UNITS 
CENSUS I PERCENT 

JERCROWDED TRACT 

TOTAL 
X C U P I E D  
UNITS 

207 
9 
19 
89 
76 

127 
271 
86 
123 
94 
101 
73 
20 
61 
64 
165 
71 

155 
91 
269 
184 
106 
514 
210 
422 
330 
28 
186 
147 
84 
1 

26 
73 
44 
32 

_ _  

6.4 
5.3 
4.1 
2.8 
8.2 
19.0 
17.7 
17.1 
6.8 
6.2 
6.0 
4.5 
1.0 
2.8 
3.7 
6.5 
9.8 
13.2 
8.2 
16.1 
18.9 
23.1 
28.1 
14.8 
24.2 
38.4 
9.2 
13.3 
16.6 
21.6 
5.0 

5.5 
2.7 
3.3 
3.5 

_ _  

33.01 
33.02 
33.03 
34 
35 
36.01 
36.02 
37 
38 

Stockton 
PA 

3 9  
So. D e l t a  
PA 

40 
Thornton 
PA 

41.01 
41.02 
42.01 
42.02 
43.01 
43.02 
4 4  
45 
46 

L c d i  
PA 

47 
Locke fort 
PA 

2553 
1958 
1406 
460 
1104 
1073 
746 
973 
94 7 

57406 

516 

578 

1027 
907 
1677 
2653 
821 
1946 
1875 
1226 
1129 

13261 

1525 

SOURCt: U.S. L C ~ L U I  o f  P ~ p ~ l a t l o n a n d  Hovslng, 1970. Table H - l  

NUMBER OF 
JERCROWDEI 

UNITS - 
112 
120 
76 
39 
87 
67 
89 
154 
146 

5448 

95 

100 

131 
77 
93 
91 
42 
91 
153 
76 
151 

905 

198 

- 

4.4 
6.1 
5.4 
8.5 
7.9 
6.2 
11.9 
15.8 
15.4 

9.5 

18.4 

17.3 

12.8 
8.5 
5.5 
3.4 
5.1 
4.7 
8.2 
6.2 
13.4 

6.8 

13.0 

48 
Linden 
PA 

49 
CSCalOn 
PA 

50 
Ripon 
PA 

51.01 
51.02 
51.03 
51.04 
51.05 
51.06 

Manteca  
PA 

52.01 
52.02 
53.01 
53.02 
54 
55 

Tracy 
PA 

SJ Count 

TOTAL 
OCCUPIED 

UNITS - 
956 

2164 

1630 

982 
1473 
881 

2071 
1688 
522 

7617 

642 
567 

2391 
1372 
1201 
542 

6715 

92372 

- 

NUMBER OF 
iVERCRQWDEI 

UNIC S 

I28 

248 

162 

173 
165 
78 
14 5 
204 
83 

848 

118 
63 
165 
104 
199 
69 

718 

8054 

PERCEWI 
WERCROWDEI 

13.4 

11.5 

9.9 

17.6 
11.2 
8.9 
7.0 

12.1 
15.9 

11.1 

18.4 
11.1 
6.9 
7.6 

16.6 
12.7 

10.7 

9.6 



I 
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RATES MORE M A N  TWKE THE 
COUNTY AVERAGE 

CENSUS TRACTS WITH OMRCROWDING 



I - 
P 
P 

905 
512 
393 

OVERCROWDED 8, SEVERELY OVERCROWDED UNITS 

6.8 
5.1  

11.9 

SAN JOAOUIN CDDVTY 

2.0 
1.1 
4 . 1  

STOCKTON PA 
CITY 
UNINC 

NA 
NA 
NA 

W D I  PA 
CITY 
UNINC 

TRACY PA 
C I T Y  
UNINC 

MRUI'ECA-UTHROP PA 
CITY OF MAUI'ECA 
UNINC 

ESCAWN PA 
c ITY 
UNINC 

RlPON PA 
CITY 
UNINC 

LCCKEFORD-CLEUENTS PA 

SOUTH DELTA PA 

LINDEN-PmERS PA 

THORNTON PA 

718 
426 
292 

848 
368 
480 

248 
5 1  

1 9 1  

OVERCRO 

1 0 . 7  
8.8 

15.5 

11.1 
8.7 

14.1 

11.5 
6.0 

15.0 

1960 

3.4 
1.9 
4.3 

- 
w 

1840 

i611 
1666 
L945 

849 
382 
467 

765 
361 
404 

733 
283 
450 

2 1 8  
58 

160 

183 
75 

108 

172 

89 

84 

136 

- 

- 

NA 
NA 
NA 

- 
% 

11.8 

11.9 
Y.6 

14.8 

8.2 
5.1 

16.6 

14.1 
10.3 
21.1 

14.7 
11.4 
11.9 

12.4 
9.1 

13.7 

13.4 
12.6 
14.0 

14.5 

16.5 

10.0 

24.6 

- 

- 

1970 

qE 
i452 
1220 
!232 

9.5 
1 . 4  

10.5 

BUCI 
1970 

9.5 

HA 
20.5 

NA 

NA 
NA 
NA 

NA 
NA 
NA 

NA 
NA 
NA 

NA 
NA 
NA 

NA 
NA 
NA 

NA 

NA 

NA 

NA 

II 

SPANISH! 

1370 
36.2 

NA 
40.1 
NA 

NA 
26.0 
NA 

46.7 
48.1 
44.5 

32.7 
28.3 
36.0 

40.7 
NA 
NA 

9.3 
NA 
NA 

20.1 

60.0 

NA 

44.0 - 
lovercrowded u n i t a  are d e f i n e d  in t h e  census a8 t h o s e  w i t h  1.01 
or m r e  persons per r w m  

a s e v e r e l y  overcrowded u n i t s  are d e f i n e d  as  t h o s e  w i t h  1.51 Or 
more oersons ner room 

3soanish i n c l u d e s  ~ersona of  Spanish language and o t h e r  persons o f  
Srranish surname - Ld i L - . ~ ~  . . . .  A,.....__ L A L U C . - _  

SEVERELY OVWC worn' 

% B U C K  
1970 

552 

541 
950 
591 

266 
110 
156 

218 
111 
107 

208 
8 0  

1 2 8  

73 
1 6  
57 

45 
18 
2 1  

5 1  

40 

68 

42 

2.8 I 11.0 

::: I E 
5.7 NA 

2 . 1  NA 
1 .9  1 NA 
3 . 8  NA 

3.4 NA I 
3 .3  I NA 

7.8 I NA 

1.1 I NA 

7.3 I NA 

I  SPANISH^ 
1910 

45.3 

NA 
40.0 
NA 

NA 
34.5 
NA 

52.8 
38.7 
67.3 

63.5 
61.3 
64.8 

80.8 
NA 
NA 

17.8 
NA 

- 

m 

31.4 

90.0 

NA 

38.1 - 
SOURCE: U.S. Census of Popula t ion  and Housing. 1960. Tab le  

H-1. 1970, T a b l e s  H-1,  H-3, H-5: Housing Charac te r -  
i a t l c a .  1960, Tab les  24. 26. 27; General HOusinq 
C h a r s c t e r i a t i c s .  1970. Tab les  19. 23, 2 1  



4N J O A Q U I N  COUNT 

IY)CWION PA 
CITY 
UNINC 

3DI PA 
CITY 
UNINC 

WCY PA 
CITY 
UHINC 

LUPECA-LATHROP PJ 
CITY 
UNINC 

XAWN PA 
CITY 
UHINC 

:PON PA 
CITY 
UNINC 

)CKEPORO-CLEHENTL 
PA 

lUTH DELTA PA 

NDEN-PETERS PA 

ORNTON PA 

ALL AVAILABLE 
UNITS 

~ 

1960 

3.8 

4 . 0  
4 .1  
3.8 

3.2 
3.3 
2 . 9  

4.6 
4 .9  
4 .1  

3.9 
5.4 
2 .5  

1.3  
NA 
NA 

3.7 
NA 
NA 

2.1 

0.7 

1 . 2  

4.2 

- 

- 

- 
1970 

2.8 

3.0 
3.4 
2.3 

2.2 
2.5 
1.5 

3.0 
3.6 
1.6 

3.0 
3 .5  
2.2 

1.7 
1.6 
2.8 

1.6 
2 .1  
1.1 

2 . 6  

0 .8  

2.2 

1.9 

- 

- 

HOHEOWNLR 
VACANCY RATE 
- 
1960 

1.6  

1 .9  
2.4 
1.4 

1.2 
1.4 
0.9 

0.7 
0.8 
0.6 

1.7 
2.8 
0.6 

0.4 
Nn 
NA 

0.8 
NA 
NA 

0 . 6  

0.6 

0.2 

1.0 

- 

- 

- 
1970 

0.8 

0.7 
0.7 
0.8 

0.7 
0.7 
0.6 

1.2 
1.5 
0.6 

0.9 
1.0 
0.7 

0.3 
0.5 
0.1 

0.9 
1.8 

- 

- 
0 . 8  

- 
0 . 6  

0.4 - 

~~ 

IKWI'ER VACANCY 
RILTE - 

1960 

7.4 

7.4 
6.3 
9.7 

7.0 
7.4 
6.1 

9.8 
11.0 
7.9 

8.8 
11.1 

6 .5  

3.0 
NA 
NA 

9.4 
NA 
NA 

5 . 5  

0 . 8  

2.7 

5.7 

- 

- 

5 . 9  

6 . 2  
6.3 
5.7 

5.2 
5.9  
3.2 

5.6  
6.4 
3 .2  

6.5 
7.5 
5 .1  

4.1 
3 . 8  
4.2 

3.1 
2.7 
3.5 

6.6 

1.1 

5.2 

2 . 8  - 
SOURCE: U.S. Census of P o o u l a t i o n  and Housing. 1960, T a b l e  H - 1 ,  

1970, T a b l e  H-1; Housing C h a r a c t e r i s t i c s ,  1960, T a b l e s  
22. 25: General Housing c h a r a c t e r i s t i c s ,  1970, T a b l e e  
18, 23.  
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1 VACANCY RATE 1970 

0.7 

1 . 8  

TOTAL 

5 1 . 0 1  
51 .02  
51.03 
51 .04  
5 1 . 0 5  
51 .06  

3 

I i  

1.5 
1.1 
3.2 
1 . 7  
1.5 

1 1 . 0 1  I 11.02 lo 

5 2 . 0 1  
52.02 
5 3 . 0 1  
53.02 

1 1 1 3  1 2  

I 14 
1 5  
1 6  
1 7  
1 8  
1 9  
2 0  
2 1  
22 
23 
2 4  
25 
26 
2 7 . 0 1  
27.02 
28 
2 9  
30 
31.01 
3 1 . 0 2  
32 .01  
32.02 

3487  
176  

3 3 4 3  
977  
7 0 3  

1597  
545  

1 8 6 4  
1 5 3 3  
1 6 9 7  
1 6 5 2  
2074  
2 2 6 1  
1 8 1 5  
2615  

7 5 4  
1 2 5 0  
1 1 3 0  
1 7 4 9  
1 0 7 2  
469 

1918 
1468 
1 8 5 3  

8 7 1  
317 

1457  
9 2 0  
4 0 8  

24 
3 

5 0 9  
2833  

4 85 

- 

ACANl 
QR 
;ALE - 
._ 
_ _  
1 

1 2  
2 
4 
1 

29 
1 3  
8 
4 
5 
7 
1 

2 1  
2 
4 
3 
5 
6 

7 
9 
9 
2 
2 

1 4  
1 
2 

_ _  

_ _  

_ _  _ _  
_. 

5 
5 
7 - 

__ 

A W  
OR 
ENT - 
98 

2 
1 8  
81 
34  
23 
39 
3 3  
19 

5 
1 5  
22  
19 
24 
38 
3 3  
2 4  
4 7  

8 
1 8  
4 8  

6 
4 2  
19 
53  
3 
6 

1 3  
9 
2 
3 

30 
8 0  
1 9  
1 

- 

- 

: m h L  
'ACAN? 
INITS - 
9 8  

2 
1 9  
9 3  
36  
27 
4 0  
33 
4 8  
18 
23 
26 
24 
3 1  
3 9  
5 4  
2 6  
5 1  
I1 
23 
54  

6 
49 
20 
6 2  

5 
8 

27 
10 
4 
3 

3 0  
8 5  
24 
8 

- 

- 

- 

IERAI 
LCANC 
RATE - 
5.7 
1.1 
3 . 9  
5.8 
3.7 
3 . 8  
2.5 
6 . 1  
2.6 
1 . 2  
1.4 
1.6 
1 . 2  
1.1 
2.2 
2 . 1  
3.5 
4.1 
1.0 
1 .3  
5 . 0  
1 .3  
2.6 
1.9 
3.4 
0.6 
2.5 
1.9 
1.1 
1.0 
2.5 

5.9 
3 .0  
1.8 
0.9 - 

CENSUS 
TRACT - 

33.01 
3 3 . 0 2  
33.03 
34 
35  
3 6 . 0 1  
36 .02  
37 
38 

Stocktor 
PA 

39 
So.  Deli 
PA 

4 0  
rhhorntor 
PA 

4 1 . 0 1  
41.02 
4 2 . 0 1  
42.02 
4 3 . 0 1  
43.02 
1 4  
45 
46 

Lodi 
PA 

4' 
Lockefor 
PA - 

- 
DTAL 
EAR- 
DUND 
N I T S  - 
,743 
2046 
1474 
5 3 9  

1117 
1099 
7 5 9  
994 
983 

1864 

5 6 0  

6 0 2  

, 0 6 1  
934  
.738 
! 7 2 1  
8 4 1  

.994 
3 7 1  
~ 2 9 5  
.199 

1754 

.637 - 

- 

RCAN 
'OR 
:ALE 

2 
1 4  
1 2  
1 0  

3 
4 
3 
5 
7 

258 

_. 

1 

5 

14 
1 3  
10 

5 
4 
3 
4 

5 8  

_. 

9 - 
SOURCE: U.S. Cenrur o f  Populatlon and Houslng. 1960. Tsble  H - I .  

1?70. Table H- l  

- 
RCA" 
OR 
Em - 
157 

7 0  
4 3  
6 5  

6 
8 
1 
3 

2 1  

5 0 8  

4 

1 0  

11 
10 
4 1  
3 3  

3 
3 3  
5 8  
4 3  
1 5  

247 

31 - 

- 

OTAL 
ACAK 
N I T S  - 

1 5 9  
0 4  
55  
75  

9 
1 2  

4 
8 

2 8  

1766  

4 

11 

1 6  
1 0  
5 5  
4 6  
1 3  
38 
6 2  
4 5  
1 9  

305  

4 0  - 

VEPALL 

Ripon 

I E1P teCa 

1.9 5 4  
3 . 1  55  
3 . 6  
1.6 T r a c v  

PA 
2.2 

SJ Bunty  
2.4 

- 
POTAI 
IEAR- 
1WNX 
JNIT! - 
1 0 2 9  

2262  

1 6 9 2  

1 0 3 5  
1 5 7 6  

9 1 5  
2158  
1 7 5 7  

5 4 3  

7 9 8 4  

6 7 9  
5 9 4  

2479  
1 3 9 9  
1 3 3 4  

6 9 3  

7 1 7 8  

6563  

- 

- 

ACAN 
'OR 
,ALE - 

4 

4 

10 

1 
1 5  

8 
9 

1 0  
1 

4 4  

2 
2 
4 
3 

36 
3 

50  

1 3 1  

- 

- 

ACAW 
'OR 
ENT - 

I R  

3 3  

1 7  

29 
4 2  

7 
6 5  
43 

2 

1 8 8  

9 
5 

56  
11 
6 9  
10 

160 

2216  

- 

TOPAL 
'ACANI 
INITS - 

22 

37 

27 

3 0  
57  
1 5  
74  
53  

3 

232 

11 
7 

60 
1 4  

1 0 5  
1 3  

210 

2647 

- 

- 

JEW% 
\CAN 
RATE - 

2 . 1  

l.i 

l.f 

2.5 
3 . i  
l.C 
3.4 
3 . c  
0.6 

2.9 

1.6 
1.2 
2.11 
1.0 
7.11 
1.9 

2 . 9  

2.7 

- 



ci] OCCUPIED HOUSING UNITS BY NUMBER OF PERSONS 

16.6 

16.2 
14.1 
18.7 

SAN JOAQUIN COUNTY 

SMCKTON PA 
CITY 
UNINC 

14440 

8429 
4840 
3589 

LODI PA 
CITY 
UNINC 

15.6 

14.7 
13.4 
16.9 

16.7 
16.3 
17.1 

17.0 
17.2 
16.5 

18.9 
20.2 
17.4 

15.5 
14.6 
16.1 

16.9 
15.4 
18.4 

17.9 

17.0 

18.4 

12.1 

TRACY PA 
CITY 
UNINC 

P 
4 
I MRKPECA-IATHROP PA 

CITY 
UNINC 

ESCAMN PA 
CITY 
UNINC 

RIPON PA 
CITY 
UNINC 

MCKEPORD-CLEHEKPS PA 

SOUTH DELTA PA 

LINDEN-PETERS 

THORNTON PA 

8234 

5010 
2517 
2493 

1084 
804 
280 

664 
381 
283 

108 
354 
354 

230 
NA 
NA 

166 
NA 
NA 

155 

65 

86 

65 

1 - 3 POISON UNITS 

64.5 
66.5 
58.9 

59.1 
60.7 
56.3 

54.5 
S5.5 
53.6 

57.8 
NA 
NA 

58.2 
NA 
NA 

1960 I 1970 

8802 
6842 
1960 

4212 
3120 
1092 

4343 
2451 
1892 

1338 
596 
142 

970 
526 
444 

# 

46514 

30269 
18895 
11374 

6684 
5024 
1660 

3199 
2121 
1078 

2717 
1373 
1344 

1021 

- 

NA 
NA 

796 
NA 
NA 

683 

321 

519 

302 - 

17.1 
18.7 
14.2 

18.7 

64.1 38564 
68.1 25290 t 57.2 13274 

1139 
825 
311 

1443 

57.6 

59.6 

891 

308 

- 
x 

65.4 

67.2 
69.8 
62.6 

66.4 
68.7 
59.4 

62.7 
64.6 
S7.8 

57.0 
58.2 
55.5 

61.8 
70.1 
56.5 

59.5 
62.5 
56.3 

58.4 

59.6 

62.1 

63.8 

- 

- 

4 PERSON UNITS 1 
1960 I 1 __ 

# 

12372 

7650 
3924 
3726 

1792 
1267 
525 

925 
653 
272 

934 
509 
425 

312 

- 

sA 
(A 

216 
(A 
(A 

203 

92 

160 

88 - 
SOURCE: U.5. Cenrur o f  Populatlon and Houilng. 1960. Table H - I ,  1970. H-1; 

Hourlng Charactcrl~tlcs, 1960. Tables  24, 26; 
General I1ou~lng C h a r a c t e r l r t l c r .  1970. Tables 18. 23 

17.3 2212 
16.81 1623 
18.6 589 

*!* 
- 

P a ;  - 
I - 

x - 
11.c 

10.6 
9.1 
12.5 

10.6 
10.6 
9.4 

12.3 
10.9 
14.8 

14.2 
14.3 
14.1 

13.0 
NA 
NA 

12.1 
NA 
NA 

13.1 

12.1 

10.2 

11.8 - 

I UNITS 

1970 - 
# 

8916 

5228 
2988 
2240 

1279 
908 
371 

645 
446 
199 

967 
501 
466 

236 
76 
160 

191 
100 
91 

168 

51 

95 

56 

- 

- 

- 
x 

9.; 

9.1 
8.3 
10.6 

9.f 
9.1 
11.2 

9.6 
9.2 
10.5 

12.1 
11.9 
13.7 

10.9 
8.9 
12.2 

11.7 
11.9 
11.5 

11.0 

9.9 

9.9 

9.7 

- 

- 

6 OR HORE 

1960 __ 
# 

7537 

4713 
2406 
2307 

806 
455 
351 

621 
338 
283 

624 
238 
386 

202 

7 

NA 
NA 

190 
NA 
NA 

145 

61 

77 

98 - 

- 
x 

10.1 

1o.c 
8.1 
11.6 

- 
7.e 
6. C 

12.5 

11.5 
9.1 
14.8 

12.5 
9.6 
15.4 

11.4 
NA 
NA 

13.9 
NA 
NA 

12.2 

11.3 

9.1 

11.7 - 

# 

8625 

5182 
3090 
2092 

968 
586 
382 

719 
433 
286 

870 
411 
459 

255 
54 

201 

194 
86 
108 

193 

70 

91 

83 

- 
9.3 

9.0 
8.5 
9.9 

7.3 
5.9 
11.6 

10.7 
9.0 

15.1 

11.4 
9.8 

13.5 

11.8 
6.4 

15.3 

11.9 
10.2 
13.7 

12.7 

13.5 

9.5 

14.4 - 





TABLE 2- 

.., = +  VIU 

u c  z s  

! 
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in 
h) 
G) 

DISTRBUTION OF YEAR ROUND HOUSING UNITS BY AGE 

' STOCK.mN 
DECADE 0 

% NET % CHANGE 

4.2 
11.1 9973 
11.1 
20.1 837  12 .4  
16 .8  515 8.8 
36.8 -3401 -19.7 

7924 26 .5  

-12.21 

\NNING A R M  
0 I DECADE 

% I N E C  X CHRNGE 
3.4 I I 

1969-MARCH 1970  
1965-1968 
1960-1964 
1950-1959 
1940-1949 
1939 OR FORMER 
TOTAL 
MEDIAN AGE 
X 1960 UNITS WST 

UNINCOR 
1960  

NUMBER 

8363 
7094 
5954 

21411 
13.30 

1960 
ER 

I 
w 
Ln 
0 1969-MARCH 1970 

1965-1968 
1960-1964 
1950-1959 
1940-1949 
1939 OR FORMER 
TOTAL 
MEDIAN AGE 
% 1960 UNITS WST 

5527 
3805 

22073 
17.89 

1969-MARCH 1970  
1965-1968 
1960-1964 
1950-1959 
1940-1949 
1939 OR FORMER 
TOTAL 
MEDIAN AGE 
% 1960 UNITS WST 

25.0 
17.2 

1960 
NUMBER 

~~~~ 

27.2 
13 .3  
31.9 

24660 
19790 
36235 
80685 

17.92 

-114 -3.0 3132 
- 281 - 13.3  1403 
-653 -13.0 3361 
2746 24.9 7896 

1960 
NUMBER 

~~ 

1272 
2990 

10313 
17.08  

6746 
5831 

17296 
29873 

21+ 

12.3  
29.0 

1960 
NUMBER 

3860 
2112 
5038 

11010 
17.79  

SAN J 
1 '  

NUMBER 

__ 
- 

3637 
10002 
11631 
24775 
17662 
28920 
96627 

19.: 

- 
~ 

CITY 
1 

NUMBER 
1598 
4185 
4190 
7583 
6346 

13895 
37197 

- 

22.: 

- 
~ 

WDI __ 
1 

NUMRER 
465 

1471 
1858 
3146 
1831 
4385 

13756 

- 

18.; 

W I N  C O U m  
I 

10.4  3.81 25270 I 

10 .71  3794 I 
13.5 

15.82 I I -9.52 I 

STOCKTON P U M i  
1970 

7% 

6529 10.9 
15670 26.2 
11873 19.8 
17700 29.5 
59870 

19.77 

IRATED STOCI(T0 

I 
CITY OF 1 

1117 10.a 
1572 15.2 
3063 29.7 

__ 
)ECADI 

NET - 
,4627 

561 
-1052 
4 5 5 0  
8586 

- - 9 
!= 

N E T  

4654 

-276 
,1567 
,2149 

662 

- 

- __ 
I 
)ECADE 

NET - 
2988 

-69 
-131 
-371 
2417 

% CHANGE 

3.7 
-4.5 

- 23.9 
16 .4  

- 11.78 

ARK4 

% CHRNGE 

-3.3 
- 22.1 
- 36.1 

3 .1  

18.64 

X CWNGE 

-2.2 
- 9.3 

-11.0 
30.6 

-7.23 



ki DISTRBUTON Of YEAR ROUND NOUSING UNITS BY AGE g-d 

2084 
1583 
2354 
6021 

15 .85  

1969-MRCH 1970 
1965-1968 
1960-1964 
1950-1959 
1940-1949 
1939 OR POWER 
TOTAL 
HEDIAN AGE 
% 1960 U N I T S  WST 

... 
781 10 .9  1901 
941 13 .1  

28 .0  -65 - 3 .1  2019 
1 9 . 4  -108 - 1 1 . 9  1395 

1881 26.1  -473 - 20 .1  
7196 1175 1 9 . 5  

18 .41  
12.05 r 

I 
k. 
vi 
b- 

1969-MRCH 1970 
1965-1968 

13 .6  
20.2 
17 .8  
2 7 . 0  

1960-1964 
1950-1959 
1940-1949 

M T A  t 
MEDIAN AGE 
% 1960 U N I T S  Wm 

1939 OR POWER 

41 3 . 0  
10 2 . 0  

-123 - 8 . 3  
1309 34.8  

1969-MRCH 1970 
1965-1968 
1960-1964 
1950-1959 
1940-1949 
1939 OR FORHER 
T W A L  
MEDIRN AOE 
% 1960 U N I T S  WST 

24 .9  
14.5  
20 .8  

UNINCORPORATED U 

728 
709 559 

1677 1395 
3114 3443 

20.72 24.1  

-176 - 8.1  
-202 - 14 .0  
-263 -13.7 
2530 46.5  

I 

CIT! - 
1960 

NUHBER 
-__ 

1388 

1490 
3760 

a82 

15 .58  

- 
M 

1960 
NUUB ER 

2162 
1361 
1921 
5444 

14 .11  

1' 
m G R  - 
107 
579 
687 

1429 
900 

1367 
5069 

10.13 

- - 
1$ -_ 

m w  
423 

1243 
1505 
1986 
1159 
1658 
7974 

- 

1 4 . 1 1  

I P U N N I N G  A R M  
10 OECADB 

X % CK4NGE 

4 . 8  
10 .3  806 

8 .3  
19.8  -45 - 6 .2  

40.5  -282 - 16.8 
329 1 0 . 6  

16.2  -150 -21.2 

1-1.7 

1P PLANNING ARE4 
I IOEcAOE 

5%3 NET 1 X C M N O E  

15.6 3171 
18 .9  

11.77 

TRACY P L M " N N G  A R M  

NuHBm 1 NUUBER 1 % I NET 
1960 I 1970 1 DECIDE 

X CWLNGE 

I 179  I 2 . 5  I I 

I 202 I 9.1 

1313 
567 
762 

2642 
10 .14  

27.: 
23.:  
24.2 

2266 2127 
15.06 19.07 

- 
C I T Y  OF MNI 

21.0  
1245 28 .3  

I L 
E U D E  
NET 

1848 

-68 
5 0  

-73 
1757 

- - % CH4NGE I 
-5.2 

8 . 8  
- 9 . 6  
6 6 . 5  

- 3 .44  I 



in 
13 

DlSTRBUTlON OF YEAR ROUND HOUSING UNITS BY AGE 5GdLmad 

4 . 7  
1 6 . 0  
1 6 . 3  
20.7  

UNINCORPOIUT 
1960 

HUMBER 

1323 

-108 -12.7 

1969-MARCH 1970 
1965-1968 
1960-1964 
1950-1959 
1940-1949 
1939 OR FORMER 
TOTAL 
MEDIAN AGE 
% 1960 U N I T S  LOST 

40.4 

N 

1969-MARCH 1970 
1965-1968 

- 7  
321 

1960-1964 
1950-1959 
1940-1949 
1939 OR F O W R  
TOTAL 
MEDIAN AGE 
% 1960 U N I T S  LOST 

I DECADE 
% I NET 

1969-MARCH 1970 

1960-1964 
1950-1959 
1940-1949 
1939 OR FORMER 
TOTAL 
HEOIAN AGE 
% 1960 U N I T S  LOST 

1965-1968 

- 

% C H A N G E  

849 
794 

1159 
2802 

16.95 

13.1  
14.5 
16.3  
40 .4  

- 
MAt?FECA 

1' 
__. 

- 
NUMBER 

167 
573 
583 
741 
542 
969 

3575 

- 

16.2' 

3 
-37 

-114 
328 

- - 
R I P O N  PI 

306 
367 
802 

1475 
20.80 

290 
337 
673 

1723 
24.41 

SOUTH DELTA 

162 68 
334 306 
584 534 

21+ 3 1+ 

17 .3  
19.6  
39.1  

4THROP PLANNING AREA 
DECADE 

-8 2 . 6  
-30 - 8 .2  

-129 - 16 .1  
240 16 .8  

227 
501 
948 

20.54 

169 
500 

1030 
29.11 

I 1-11.32 

4 . 5  
12 .7  I -20 

% CMANGE 

-22.7 
-50.0 
- 8.4  
-8.6 

-24.32 

E S C A W N  I 

NUMBER 

465 396 
5 5 6  
921 914 

19.10 24.77 

IOCKEFORO-CLI 

;;+ 1 g 
1325 1653 

24.11 

LINDEN-PETEA 

90 
55 

220 I 105 

3 . 1  

11.5  
9 .11  537 

17.5  69 
10.4  I -;40 

I 
:NTS PLANnIN 

DECADE 

10 .9  

PLANNING R R  
DECADE 

8 . 7  
5 . 3  

16 .41  -58  

% CHANGE 

-14.8 
. 25 .2  
- 0 . 0  
1 6 . 5  

-11 .12 

4REA 

X CHANGE 

1 . 3  
-12 .1  
-14 .6  
24 .0  

.11.17 

% CHANGE 

15 .9  
25 .6  
- 0 . 2  
8 . 6  

- 9 .92  __ 

.--J 



DISTRBUTION OF YEAR ROUND HOUSING UNITS BY AGE wdh- i  

2.9 
7.6 

26.6 
23.1 
37.4 

r TIURNTON 

81 

38 
-54 
-94 

1969-HhRCH 1970 
1965-1968 
1960-1964 
1950-1959 
1940-1949 
1939 OR FORHER 
TOTAL 
MEDIAN AGE 
% 1960 UNITS Lasp 

15 I :: .. 
129 167 
199 I 145 
329 235 

20.02 24.5! 

% I N m  

2.4 1 

I -29 

SOURCE: U.S. CensuLI of PopulatIOn and Housing, 1960, Table H-1. 
1970, Table H-1: Housing Characteristics, 1960, Tables 
23, 261 Detailed Housing CharacterIetIca. 1970, Tables 
53, 58 

X CHANGE 

29.5 
-27.1 
-20.6 
-4.4 

-16.74 
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TABLE 2 4 m  
3 

~ 

O ~ ~ N C ~ ( D ~ P O C ( D  

0 0 N P C 3 n ( D O n t 3  
0 3 3 - N 3  
3 

. . . . . . . . . . . .  

~~ 

o ~ r q ~ o q n m q r q  . .  . . . . .  
O O . i m N m * 3 O m t N  
0 3 3 3 3 3  
3 

_. * 
o m m m 3 m m o n c w t  
o - n m ~ t n n ~ m n ~  
. . . . . . . . . . . .  

0 4 3 3 3 3  
3 

0 0 3 0 N O N C I O t I  

o n n m n n n n n m n . 4  
0 3 3 3 3 3  

. . . . . . . . . . . .  
3 

0 *I (D m N 3 '4 c (D *)In n . . . . . . . . . . .  
o n r c 3 r n n n o m 3  
0 3 3 3 3 3 3  
3 
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O O N ~ O ( D ~ ~ C ~ O O  

3 

.A 

O C C m ( D n C 0 * C N N  

O o n n O n r ( D m m N 0  
0 3 3 . 4 3 3  
3 

. . . . . . . . . . . .  

3 * 
o m ( D n 3 3 0 e n ( D n m  

0 4 3 3 3 3  
3 

. . . . . .  d d d d d G a ( ~ m m 3 0  

0. (0 3 * m m 0 N 01 0 3 P . . . . . . . . . . .  
O - n r o ~ m n o m n o  
0 3 3 d 3 3  
3 

o n N t o 0.1 o. 7 y m 
o - n ( ~ r n ~ o r m m n  
. . . . .  

0 3 3 3 4 3  
3 



r 
u7 
L" 

180 12.3 
70 5.3 
4 0.3 

I I 17597 
1 

S P E C I F I E D  OWNER OCCUPIED 
LESS THAN $ 5000 
$ 5000 - 7499 
7500 - 9999 
10000 - 12499 
12500 - 14999 
15000 - 17499 
17500 - 19999 
20000 - 24999 
25000 - 34999 
35000 - 49999 
50000 OR MORE 

MEDIAN VALUE OP U N I T S  ~ 

,16157 

C I T Y  OF 
RIPON 

S P E C I F I E D  OWNER OCCUPIED 
LESS THAN $ 5000 
5 5000 - 7499 
7500 - 9999 
10000 - 12499 
12500 - 14999 
15000 - 17499 
17500 - 19999 
20000 - 24999 
25000 - 34999 
35000 - 49999 
50000 OR M R E  

MEDIAN VALUE OF UNITS 

UNINMRPORATEI 
RIPON 

UNINCORPORATEI 
W E C A  

1460 
14 
91 
100 
157 
206 
147 
100 
295 

100.0 
1.0 
6.2 
7.4 
10.8 
14.1 
10.1 
12.3 
20.2 

ESCALQN 
? U N N I N G  AREA 

00 
113 
63 
31 
17 
0 

15938 

SOUTH DELTA 
>LANNING AREA 

14.6 28 
20.6 5 
11.5 45 
5.7 60 
3.1 19 
0.0 0 

$20278 

- 
# - 
40 
7 
2 
1 

3 

8 

7 
8 
2 
2 

19600 - 

L I N D E N - P m e R S  
' U N N I N G  AREA - 

x - 
100.0 
17.5 
5.0 
2.5 

7.5 

20.0 

17.5 
20.0 
5.0 
5.0 - 

TiE3-N 
P U N N I N G  AREA 

# - 
774 
14 
53 
69 
102 
07 
134 
04 
137 
70 
14 
10 

100.0 
11.9 
3.2 
7.9 
2.0 

- 
x - 

100.0 
1.8 
6.0 
8.9 
13.2 
11.2 
17.3 
10.9 
17.7 
9.0 
1.0 
1.3 - 

125 100.0 
0 0.0  
13 10.4 
16 12.8 
20 22.4 

RIPON 
P U N N I N G  AREA 

- 
# - 
791 

0 
51 
53 

103 
123 
108 
110 
108 
91 
36 
0 

16505 - 

- 
% - 

100.0 
0.0 
6.4 
6.7 
13.0 
15.) 
13.1 
14.9 
13.7 
11.5 
4.6 
0.0 - 

_. 

# - 
253 
30 
0 
20 
5 
16 
46 
10 
25 
60 
20 
13 

17875 - 

39 7.1 12 
38 6.9 15 
69 12.6 34 
98 17.9 25 

_. 

94 - 
100.0 

0.0  
4.9 
6.2 
14.0 
10.3 
11.5 
2.1 
10.5 
24.7 
7.0 
0.0 - 

I O c m m r m - c L w m s  
P U N N I N G  AREA 

- 
# - 
561 
9 
22 
38 
51 
58 
55 
81 
00 
119 
27 
13 

18966 - 

xzl  I 
100.0 
1.6 
3.9 
6.8 
9.1 

9.8 
10.3 1 
14.4 
15.7 
21.2 
4.8 
2.3 

I 

1/ L i m i t e d  to one-family homes an less 
23.7 0.0 than 10 acres and no business on property 
7.9 5.6 
5.1 0.0 

Source: U . 5 .  C e n s u s  of Population and H o u s i n g ,  1970 
$15234 
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MEDIAN HOME VALUES- 1970 

CENSUS 
TRACT - 

1 
2 
3 
4 
5 
6 
7 
8 
9 
10 
11.01 
11.02 
12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 
25 
26 
27.01 
27.02 
28 
29 
30 
31.01 
31.02 
32.01 
32.02 - 

OWNER 
8 C N P I E D  
UNITS - 

208 
16 

140 
1114 
377 
218 
659 
180 

1145 
1303 
1284 
1174 
1528 
1326 
1007 
1558 
341 
503 
667 
944 
551 
331 
790 
686 
961 
307 
144 
857 
573 
220 _ _  _ _  
112 

2014 
1024 
811 - 

MEDIAN 
V A W E  - 
10500 
8800 
13700 
15800 
11900 
10200 
10600 

15200 
18400 
16400 
15800 
20800 
15200 
16000 
12800 
11200 
9700 
13300 
10800 
13000 
15500 
10600 
11300 
9400 
13300 
12300 
10700 
8800 
8900 

8200 

__  __  
20900 
23100 
24400 
23500 - 

PERCENT OF 
XUNTY MEDIAN 

64 
53 
83 
96 
72 
62 
64 
50 
92 
112 
99 
96 
126 
92 
97 
78 
68 
59 
81 
h5 
79 
94 
64 
68 
57 
81 
75 
65 
53 
54 _- 
._ 
127 
140 

142 
148 

CENSUS 
TRACT - 
33.01 
33.02 
33.03 
34 
35 
36.01 
36.02 
37 
38 

Stockton 
PA 

39 
So. Delt 
PA 

40 
Thornton 
PR 

41.01 
41.02 
42.01 
42.02 
43.01 
43.02 
44 
45 
46 

Lod i 
PA 

47 
Mckefor 
& 

OWNER 
CCUPIED 
UNITS - 
1435 
1031 
1089 
176 
805 
471 
315 
506 
368 

,1269 

40 

101 

337 
311 
1322 
1701 
683 
1350 
804 
433 
425 

7366 

541 - 
SOURCE: U . S .  Census of  Populat ion ahd Housing. 1970. T a b l a  14-1 

c---r L-., I.. .. .. , . I.~. . 

MEDIAN 
VALUE - 
21300 
20500 
21900 
25800 
26100 
18600 
17500 
13200 
12300 

16000 

19600 

12000 

18700 
22500 
19900 
19500 
23300 
19000 
12300 
13800 
14500 

18500 

19100 - 

PERCENT OF 
:OUNTY MEDIA1 

129 
124 
133 
156 
158 
113 
106 
80 
75 

97 

119 

73 

113 
136 
121 
118 
141 
115 
75 
84 
88 

112 

116 

CENSUS 
TMCI - 
48 
Linden 
PA 

49 
E s c a l o n  
PA 

50 
Ripon 
PA 

51.01 
51.02 
51.03 
51.04 
51.05 
51.06 

Manteca 
PA 

52.01 
52.02 
53.01 
53.02 
54 
55 

Tracy 
PA 

5s c o u n t  

- 

OWNER 
CCUPIrn 
UNITS - 
255 

798 

785 

439 
747 
421 
331 
869 
133 

990 

258 

083 

138 
348 

380 
244 

451 

8551 - 

MEDIAN 
VALUE - 
20000 

16300 

16400 

14900 
15600 
22300 
18200 
15500 
19500 

17200 

18800 
21400 
l h 6 O O  
18200 
11300 
12400 

16600 

16500 

- 

PERCENT OF 
DUNTY MEDIAN 

121 

99 

99 

90 
95 
135 
110 
94 
118 

104 

114 
130 
101 
110 
68 
75 

101 

100 
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MEDIAN -__ 

YCHANGES IN VALUES OF HOMES*1%04970 

VALUE 

31.3 
22.2 
3 3 . 0  
37.4 
48.8 
43.7 

57.7 
36.9 
39.4 
32.3 
27.4 
26.8 
31.0 
3 9 . 1  
50.6 
43.4 
56.5 
46.2 
38.5 
78 .1  
31.4 
51.4 
43.0 

95.6 _ _  
75.4 
44.3 
64.8 

_ _  
37.5 
52.0 
41.0 
35.8 

43.2 

6 2 . 1  

_ _  

CENSUS 
TRACT - 
1 
2 
3 
4 
5 
6 
7 
8 
9 

10 
11.01 
L1.02 
12 
13 
.4 
. 5  
16 
17 
8 

.9 
!O 
!1 
!2 
! 3  
!4 
! 5  
!6 
!7.01 
!7.02 
!8 
!9 
10 
11.01 
11.02 
12.01 
12.02 - 

33.01 
33.02 
3 3 . 0 3  
34 
35 
36.01 

37 
38 

Stockton 
PA 

39 
So. D e l t i  
PA 

40  
T h o r n t o n  
PA 

41.01 
41.02 
42.01 

43.01 
43.02 
44  
45 
4 6  

Lodi 
PA 

47 
LockeforC 
PA 

36.02 

42.02 

1960 - 
8000 
7200 

1500 
8000 
7100 
7400 
5200 
1100 
3200 

2400 

a300 

6400 

8500 

1600 
1500 

7800 
6200 
9100 
7800 
7300 
1800 
7000 
7900 
5800 
6800 _ _  
6100 

5400 _ _  
-_ 

5200 

7300 - 

20000 

16300 

16400 

14900 
15600 
22300 
18200 
15500 
19500 

17200 

is800 
21400 
16600 
18200 
11300 
12400 

16600 

16500 

IF OWNER-OCCUPIED UNITS HED: 

10500 
8800 

13700 
15800 
11900 
10200 
10600 
8200 

15200 
18400 
16400 
15800 
20800 
15200 
16000 
12800 
11200 

9700 
13300 
10800 
13000 
15500 
10600 
11300 
9400 

13300  
12300 
10700 
8800 
8900 _ _  _ _  

20900 
23100 
24400 
23500 

2500 
1600 
3400 
4300 
3900 
3100 
3200 
3000 
4100 
5200 
4000 
3400 
4400 
3600 
4500 
4300 
3400 
3500 
4200 
3000 
5700 
3700 

3400 
3600 
6500 

4600 
2700 

3600 

_ _  

3500 

5700 

_ _  -_ 
7900 
7100 
6200 

JOURCf: U . S .  L ~ M Y S  of Population and Hourlng. 1960, Table H-2. 
1970, Table  H - 1  

I VALUE 
~ 

1960 - 
5400 

_ _  
0500 

9600 

7900 
7400 

0900 

_ _  

_ _  

1900 

3600 

4000 
9000 
9600 
7300 

2500 

9500 

- 

P OWNER 
~ 

1970 - 
21300 

21900 
25800 
26100 
18600 
17500 
13200 
12300 

16000 

20500 

19600 

12000 

18700 
12500 
19900 
19500 
!3300 
19000 
12300 
r3800 
.4500 

r8500 

.9100 

- 

CUPIEO - 
iCRERS1 - 
5900 
5100 
6500 

5600 

7900 
5300 
4900 

5100 

-_ 

9000 

_ _  

_ _  

6800 
0600 
6300 
5900 
9300 
5000 
3 3 0 0  
$200 
7200 

jooo 

3600 

- 

IITS 

PWCENT 
NCRPASl 

~ - 
3 8 . 3  
33.1 
42.2 

27.3 
93.8 
82.3 
67 .1  
66.2 

46.8 

_ _  

_ _  

_ _  

57.1 
89.1 
46.3 
43.4 
66.4 
35.7 
36.7 
43.8 
98.6 

48.0 

101.1 

- 

MEDIAN VALUE OF OWNER-OCCUPIED UNITS ___ 
CENSUS 
TRACT 

48 
Linden 
PA 

49 
Escalon 
PA 

50 
Ripon 
PA 

51.01 
51.02 
51.03 
51.04 
51.05 
51.06 

U a n t e c a  
PA 

52.01 
52.02 
53.01 
53.02 
54 
55 

PraCY 
'A 

SJ a u n t y  

_- 

9400 

9700 

0400 

0400 

8100 

1500 

7800 _-  
1100 

0700 

NCRERS - 
_- 

6900 

6700 

4500 
5200 
1900 
7800 
5100 
9100 

6800 

0700 
3300  
5100 
5700 
3500 _ _  
5500 

i800 

- 

~. 
,ERCFNT 
iCRERSI - 
_. 

73.4 

69.1 

43.2 
50.C 

114.4 
75.c 
49.c 
n7.5 

65.4 

1 3 2 . 1  
164.2 
44.3 
58.3 
44.9 _ _  
49.5 

54.2 

- 



CENSUS 
TRACT 

1 
2 
3 
4 
5 
6 
7 
8 
9 

10 
11.01 
11.02 
12  
1 3  
1 4  
1 5  
1 6  
1 7  
18 
19 
20  
2 1  
22 
23  
24 
2 5  
26 
27.01 
27.02 
2 8  
29  
30 
31.01  
31 .02  
3 2 . 0 1  
32.02 

- 
RENTER 

CCVPIEt 
UNITS - 

9 4 8  
1 5 0  
3 1 1  
8 7 3  
527  
4 2 5  
8 3 1  
312 
404 
181 
364 
4 1 8  
4 7 5  
806 
7 2 1  
7 4 5  
339  
557 
3 4 8  
642  
3 6 1  
1 0 5  
962 
680 
677 
520  
100 
500 
278  
135  

1 2  

342 
695 
276 

6 9  

-_ 

- 

MEDIAN 
F E'T - 

58 
4 3  
98 
88 
77 
67 
fi5 
55  
9 7  

132  
1 2 6  
1 2 6  
1 1 6  
96 

122  
7 7  
77 
7 0  
8 2  
7 3  
87 
88 
6 5  
7 0  
6 5  
6 0  
77 
74 
6 8  
fi7 
75  

140 
163 
144 
138 

_ _  

- 

- 
PERCENT 
8F COUNT 
MEDIAN - 

69 
5 1  

1 1 7  
1 0 5  

92 
80 
7 7  
fi5 

115  
1 5 7  
1 5 0  
1 5 0  
1 3 8  
1 1 4  
1 4 5  

9 2  
9 2  
83 
9 8  
8 7  

104 
1 0 5  

7 7  
83 
77 
7 1  
9 2  
88 
81 
80 
8 9  

I 6 7  
194 
1 7 1  
164 

_- 

- 

CENSUS 
TWW2 

33.01 
33.02 
33.03 
34 
3 5  
36.01 
36.02 
3 7  
38 

Stockton 
PA 

39 
so. D e l t a  

PA 

4 0  
Thornton 

PA 

41 .01  
41.02 
42 .01  
42.02 
43 .01  
43.02 
4 4  
4 5  
46  

Lodi 
PA 

4 7  

PA 
Locke ford - 

RENTER 
DCCUPIED 

UNITS - 
1 0 5 1  
888 
303 
192  
1 2 8  
203 
100 
248 
386 

22588 

157  

243 

3 0 5  
153 
306 
9 0 1  
1 2 1  
532 
8 7 8  
699 
240 

4135 

3 0 1  - 

- 

MEDIAP 
r FIT - 
1 4 6  
1 4 5  
160 
1 3 7  
103 

8 2  
7 4  
7 9  
7 8  

91 

6 6  

5 8  

66 
6 7  

130 
0 7  

1 2 5  
9 6  
80 
7 5  
6 7  

8 5  

7 3  

- 

PERCENT 
)F COUNTY 

MEDIAN - 
1 7 4  
173 
190 
1 6 3  
1 2 3  

9 8  
88 
9 4  
9 3  

1 0 8  

7 9  

6 9  

7 9  
80 

155 
104 
149  
114 

9 5  
89 
8 0  

101 

87 - 

CENSUS 

TRACT 

4 8  
L i n d c n  

PA 

49 
ESC?%lO" 

PA 

50 
Ripon 

PA 

51.01 
51.02 
51.03 
51 .04  
51 .05  
51.06 

M a n t e c a  
PA 

5 2 . 0 1  
52.02 
53.01 
53.02 
54 
55  

T r a c y  
PA 

SJ C o u n t y  

- 
RENTER 

OCCUPIE 

UNITS - 
1 4 3  

490  

4 2 1  

288  
598 
1 9 3  
636  
631 

75 

'421  

174 
119  
999  
742  
7 7 1  

9 0  

3 9 5  

3291 

- 

- 

MEDIAI. 
I E I' - 
65 

77 

77 

86 
100 
108 
109  

9 0  
7 8  

98 

74 
7 3  

107  
9 3  
h4 
60 

86 

84 

- 

PERCENT 

OF COUNTY 

MEDIAN - 
77 

92 

9 2  

102  
1 1 9  
1 2 9  

1 0 7  
9 3  

111 

130 

88 
87  

1 2 7  
111 

76 
7 1  

1 0 2  

i o n  
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k/ GROSS RENT AS A PERCENTAGE OF I N C O M E  I970 

SAN JOAOUIN I COUNTY 

b 

I 
S P E C I F I E D  REWI'ER OCCUPIED 

UNITS' 

INCOME LESS THAN $5000 
L E S S  THAN 20% 
20-24% 
25-34% 
35% OR MORE 
NOT COMPUTED 
MEDIRN % OF INCOME 

i 
0 INCOME $5000-$9999 N 

L E S S  THAN 20% 
20-24% 
25-34% 
35% OR MORE 
NOT COMPDTED 
MEDIAN % OF INCOME 

INCOME $10000-$14999 
25% OR MORE 
NOT COMPUTED 
MEDIAN % OF INCOME 

INCOME $15000 OR MORE 
25% OR MORE 
NOT COMPWI'ED 

33223 

15602 
1141 
1341 
3091 
0423 1 1674 

35 .  

11023 
6113 
2300 
6141 

350 

4123 
70 

205 
13. I 1795 
5 
99 

100. 

47. 

3 3 .  

14. 

5 .  

LMINCORP. 
STOCKTON I STOCKTON P . A .  I CITY OF STOCKTON, 

22587 

11456 
010 

1003 
2241 
6365 
1031 

35. 

1040 
3097 
1459 
1103 
231 
220 
17. 

2049 
55 
102 
12. 

1242 
0 
50 

- 
4106 

1827 
119 
129 
401 
945 
227 
35.M 

1344 
102 
344 
182 
19 
91 
19.1 

721 

4 
13.1 

-- 

214 
5 

13 

- 

- 
% - 

100.0 

44.5 

32.1 

11.6 

5.2 

- 

CITY OF M U 1  - 
(i - 

3348 

1459 
69 
79 

286 
850 
115 

35.04 

1000 
503 
211 
164 I 

13 
49 
19.0 

610 

4 
13.9 

_ _  

199 
5 
13 

- 

!'r - 
100.0 

43.6 

32.3 

18.2 

5.9 

- 



in 

# r 

GROSS RENT AS A PERCENTAGE OF INCOME 1970 '?ZObn/,:nrcm 

* x + 

IVLNTECA-IATHROP ESCRMN I UlllNCORP. WDI T M C Y  P.A. I P.A.  PLANNING AREA 

301 I00 

SPECIFIED RENTER OCCUPIED 
UNITS 100.0 

INCOME LESS THRN $5000 
LESS THAN 20% 
20-24% 
2 5 3 4 %  
35% OR MORE 
N)T COMPUTED 
MEDIAN % OF INCOME 

2420 100.0 I 

INCOME $5000-$9999 r m 
w 
I LESS THAN 2oX 

20-24% 
25-34% 
35% OR WRE 
NOT COMPUTED 
MEDIAN % OF INCOME 

INCOME $10000-$14999 
25% OR MORE 
NOT COMPUTED 
MEDIAN % OF INCOME 

INCOhE $15000 OR MDRE 
25% OR MORE 
NOT COWUTED 

100.0 

27.0 

45 .1  

23.7 

758 

368 
50 
50 

1 2 1  
95 
52 
35.M 

467 

188 
5 

17  
31 
99 
36 
35. 

172 
104 

43 
6 
6 

13  
17.0 

84 -_ 

2 64 
119 
73 
18 

6 
48 
19.0 

111 _ _  
-_ 

13.8 

1 5  _- -- 

174 
19 
6 

24 
92 
33 
35.0t 

171 
109 

45 
5 -_ 

40.c 

39.3 

48.5 

34.8 

14.6 

2.0  

1178 

318 
24 
15 
66 

152 
61 
35.M 

532 
350 
102 

54 
6 

20 
14.4 

279 
1 0  
32 
14.1 

49 
0 
0 

898 37.1 
77 

105 
186 
409 
121 

35.M 

1040 43.0 
605 
206 
133 

17  
79 
16.3 

352 14.5 
0 

2 1  _- 
130 5.4 

0 
5 

105 
50 

9 
0 
0 

46 
23.3 

1 8  1 13.1 

34. 

4.2 23 I -- 

I 5  I 

h - 
100.0 

40.3 

36.8 

18.0 

4.9 

- 

-T 1oo.c 

11.9 l2 I 
7i 5 I 17.7 

LIX'KEFORU- 
CLEMELlTS )..A. 

lZi 6 I 41 
32 
51 
36 
35.- 



GROSS RENT AS A PERCENTAGE OF INCOME 1970 @b&m=w' 

S P E C I F I E D  RENTER OCCUPIED 
UNITS 

INCOME L E S S  T W N  $5000 
LESS THAN 20% 
20-24% 
25-34% 
35% OR HORE 
NOT COMPUTED 
MEDIAN % OF INCOME 

I 
I- INCOME $5000- $9999 01 * L E S S  THAN 20% 

20-24% 
25-34% 
35% OR WRE 
NOT COMPUTED 
MEDIAN % OF INCOME 

INCOME $10000- $14999 
25% OR MORE 
NOT COMPUTED 
MEDIAN % OF INCOME 

INCOME $15000 OR MORE 
25% O R  MORE 
NOT COMPUTED 

x - 
1 6 3  

54  
7 _ _  _ _  

18 
2 9  
35  

83 
2 1  

9 
4 

4 9  
1 5  

22  

6 

.- 

_ _  
... 

4 

4 
_ _  

l E X E l u d e s  one-family homes on ten acres or more 

x - 
100.0 

3 3 . 1  

50.9 

13.5 

2 . 5  

138 

5 7  _ _  _ _  
10 
1 4  
33  ... 
6 2  
5 3  

9 
-- 
_ _  _ _  
1 6 . 9  

8 _ _  _ _  
... 
11 _ _  _ _  

~ 

a - 
100.0 

41 .3  

4 4 . 9  

5 . R  

8 . 0  

- 

- * - 
256 

1 7 1  
43 
38 
1 5  
3 7  
38 
23.  

65 
4 7  

3 
0 
0 

15 
13.  

6 
0 
0 _ _  

1 4  
0 
6 

L - 
100.0 

66 .8  

25.4  

2 .3  

5 . 5  

SOURCE: U.S. C e n s u s  of P o p u l a t i o n  a n d  Housing. 1970,  Table  "-2 

..... 



H 

100.0 
100.0 

59.41 
60.00 

8.95 
8.62 

Y PLANNING AREA POPULATION ALLOCATION 

100.0 
100.0 

59.47 
60.03 

8.82 
8.45 

S.J. COUrnY 

417.500 
400.000 

248.055 
240.032 

37.371 
34.182 

L I X K E F O R D  

.59 

.60 

R I P O N  

2.404 
2.288 

E S C A U I N  

1.73 
1.76 

L I N D E N  

1,224 
6.916 

man 
ww 

H I G H  
WW 

H I G H  
LOW 

H I G H  
ww 

H I G H  
ww 

H I G H  
ww 

H I G H  
LOW 

H I G H  
ww 

H I G H  
ljDw 

HIGH 
LOW 

H I G H  
ww 

2.26 
2.29 

.84 

.85  

1970 

9,418 
9,050 

3.418 
3.250 

'90,208 
'90,208 

76,218 
16.210 

21,728 
21,728 

26.562 
26.562 

5,139 
5.139 

2,121 
2,121 

39,832 
39,832 

5.362 
5,362 

6,986 
6.906 

1.017 
3.017 

3.252 
3.252 

100.0 
100.0 

60.71 
60.11 

7.48 
7.48 

9.15 
9.15 

1.77 
1.77 

.73 

.73 

13.12 
13.12 

1.84 
1.84 

2.40 
2.40 

1.03 
1.03 

1.12 
1.12 

1975 

x 

13,400 
13.000 

99,061 
a8,814 

24,643 
24,643 

29,810 
19.815 

5.570 
5 . 5 1 0  

2,176 
2.151 

12.762 
12.699 

5,690 
5.690 

7.416 
1,416 

3.092 
3.062 

3.172 
3,140 

100.0 
100.0 

60.31 
60.31 

7.06 
7.81 

9.51 
9.53 

1.71 
1.71 

. 69  

.68 

13.64 
13.64 

1.81 
1.81 

2.36 
2.36 

.98 

.97 

1.01 
1.00 

1900 

* 

39,000 
34,000 

93.201 
30,903 

27,904 
27.141 

23,489 
12,626 

5,969 
5,912 

2.231 
2,183 

15.912 
15,323 

6,050 
5.980 

7.080 
1,194 

3.171 
3.107 

3.093 
3,031 

100.0 
100.0 

59.94 
60.11 

8.25 
8.12 

9.88 
9.71 

1.76 
1.77 

.65 

.65 

13.54 
13.56 

1.78 
1.79 

2.32 
2.31 

.93 

.93 

.91 

.89 

1985 

66,400 
55.000 

18,124 
13,230 

31.730 
29.578 

37,501 
15.075 

6.399 
6.275 

2.206 
2.218 

19.303 
18.068 

6.120 
6,285 

8,370 
8,192 

1.251 
3.152 

3.016 
2.927 

100.0 
100.0 

59.5: 
%O.Ot 

8.6:  
0.3:  

10.2: 
9.81 

1.74 
1.7C 

.62 

.62 

13.45 
13.54 

1.75 
1.77 

2.28 
2.30 

.Be . 88 

.82 

.82 

92,400 
75,000 

33.305 
25,149 

34.630 
31.W7 

00.616 
37,298 

6,799 
6.622 

2,344 
2,253 

i2.663 
iO.730 

6.810 
6.605 

8.810 
8.610 

3.333 
3.200 

2.941 
2,826 

10.35 43,599 
9.95 40,185 

13.52 13.421 53.980 55,933 

10.44 
10.05 

1.71 
1.75 

. 5 1  

. 5 1  

11.39 
11.49 

1.13 
1.74 

1.25 
2.26 

.01  

.81 

.69 

.68 
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EXISTING & NEW HOUSEHOLDS, 19604995 

94.1 
74656 
3.15 

1960 
TOTAL POPULATION 
POP. I N  HOUSEHOLDS 

94. 
47645 
1.09 

% OF TOTAL P O P .  
OCCUPIED H. u.s 
P O P .  PER OCC. H. U. 

96.3 
92372 
3.03 

1970 
TOTAL POPULATION 
POP.  I N  l D U S E H O L D S  

OCCUPIED H. U.s 
POP.  PER OCC. H. U. 

% OF TOTAL wp. 

1915 
TOTAL POPULATION 
POP.  I N  HOUSEFDLDS 
% OF TOTAL P O P .  
OCCUPIED H. U.. 
POP.  PER OCC. H. U. 

1980 
TOTAL POPULATlON 
P O P .  IN HOUSEHDLDS 
% O F  TOTAL POP.  
OCCUPIED 11. U.B 
POP. PER OCC. H. U. 

LYE5 
TOTAL POPULATION 
POP. I N  HOUSEHOLDS 
% O F  TOTAL P O P .  
OCCUPIED H. U.s 
POP. PER OCC. H. U. 

TOTAL P O P U U T I O N  
P O P .  I N  H O U S E l U L D S  
% OF TOTAL P O P .  
OCCIIPIED H. u .s  
POP. PER OCC. H. U .  

1990 

1995 
W T A L  POPULATION 
P O P .  I N  IIOUSEIWLDS 
% OF TOTAL POP. 
OCCUPIED H. U.. 
POP.  PER OCC. H. U. 

96, 
57410 
2.96 

1089 1949 
89.6 

313400 I189061 
102909 182675 

103075 62991 
2.94 2.90 

96.1 96. 

339000 203201 
328664 196815 

97.0 96. 

fa01 
' U N N I N  

AREA 

31903 
31460 

10366 
3.03 

- 
98. 

39832 
39148 

13261 
2.95 

98. 

42762 
42092 

14769 
2.85 

98.. 

45912 
45214 

16463 
2.75 

98.1 

49303 
48657 

17823 
2.13 

52663 
52028 

19199 
2.11 

98.' 

98.1 

55933 
55308 

20484 
2.70 

98.1 

- 

TRACY 
' U N N I N G  

A R M  

19897 
18012 

5409 
3.33 

- 
90.5 

21728 
21152 

6715 
3.15 

97.3 

24643 
24079 

7818 
3.08 

97.7 

27984 
27429 

9143 
3.00 

98.0 

31730 
31183 

10535 
2.96 

34630 
34090 

11755 
2.90 

98.3 

98.4 

31371 
36838 

12880 
2.86 

98.6 

- 

- 
A m E C I  
hTHROP 
LANNIN8 

A R M  

17305 
17192 

4983 
3.40 

- 
99. 

26562 
25517 

7617 
3.35 

96. 

29818 
28802 

9291 
3.10 

96. 

33489 
32476 

10972 
2.96 

91. 

37501 
36491 

12412 
2.94 

40616 
39609 

13565 
2.92 

97. 

97. 

43599 
42595 

14688 
2.90 

97. 

- 

- 
ESCIU 

P L A u n l  
ARE4 

5926 
5893 

99 
1165 
3.34 

- 

6986 
6955 
99, 

2164 
3.20 

7416 
7387 

2383 
3.10 

99. 

7880 
7853 

2618 
3.00 

99. 

8370 
8345 

2838 
2.94 

8878 
8855 

3064 
2.89 

99. 

99. 

9418 
9397 

3286 
2.86 

99. 

I O C K E N R D  
CLEUEKPS 
P U N N I N G  

RIPON 
U U N I N G  

A R U  

4574 
4574 

1368 
3.33 

- 
100.0 

5362 
5281 

1630 
3.23 

98.5 

5690 
5610 

I821 
3.08 

98.6 

6050 
5970 

2003 
2.98 

98.7 

6420 
6340 

2179 
2.91 

6810 
6731 

2353 
2.86 

98.8 

98.8 

7224 
7145 

2525 
2.81 

98.9 

- 

A R U  

4012 
3949 

1186 
3.33 

- 
98.4 

5139 
5078 

1525 
3.32 

98.8 

5570 
5506 

1815 
3.00 

98.9 

5969 
5908 

2073 
2.85 

99.0 

6399 
6341 

2225 
2.85 

99.1 

6799 
6743 

2366 
2.85 

99.2 

1209 
7156 

2511 
2.85 

99.3 

- 

- 
SOUTH 
DELTA 

PLANNII 
A R r n  - 
5891 
1795 

539 
3.33 

30.5 

3252 
1686 

516 
3.26 

5 1 . e  

3112 
1720 

5 34 
1.22 

54.2 

1093 
1151 

549 
3.19 

56.6 

3016 
1768 

561 
3.15 

2942 
1785 

576 
3.10 

5 8 . 6  

60.7 

2869 
1796 

581  
1.08 

62.6 

- 

842 5 5 3  

3017 2121 
3014 1879 
99.9 I 88.6 

3.14 i 3.25 

99.1 
1026 
3.01 

3171 
3168 

1089 
2.91 

99.1 

3251 
3249 

1124 
2.89 

3333 
3311 

1161 
2.87 

99.9 

99.9 

3418 
3416 

1194 
2.86 

99.9 

- 

607 
3.21 

2231 
2020 

637 
3.17 

90.5 

2286 
2091 

670 
3.12 

2334 
2150 

700 
1.07 

91.5 

92.1 

2404 
2234 
92.9 
742 
3.01 , 
I 



m 
2 
I !  

i OPTMUM HOUSING NEEQS, 1970-1995 

SAN JOAQUIN N U K P K  
TOTAL IKSJSING STOCK 

FOR FOP. INCREASE 
FOR W S S  
MAINTAIN MCANCY RATE 
END OVERCROWING 

TOTAL NEED 

STOCKTON PA 
TOTAL HOUSING STOCK 

FOR WP. INCREASE 
FOR W S S  
PUINTAIN VACANCY PATE 
END OVERCROWDING 

TOTAL NEED 

LODI  PA 
I- TOTAL HOUSING S m C K  

FOR POP. INCREASE 
FOR W S S  
M I m E N A N C E  VACANCY RATE 
END OVERCROWINO 

m m 

TOTAL NEED 

TRICK PA 
TOTAL HOUFING STOCK 

FOR POP. rncnmse 
FOR W S S  
M I N T A N V A C A N C Y  RATE 
END OVERCROWDING 

TOTAL NEEO 

MINTECA-IATHROP PA 
TOTAL mUSlNG S O C K  

FOR W P .  INCRUSE 
FOR W S S  
MAINTAIN VACANCY RATE 
END OVERCROWDING 

TOTAL NEED 

E S C A m N  PA 
TOTAL HOUSING STOCK 
mR POP. INCRE~SE 
FOR W S S  
MAWTAIN VACANCY PATE 
END OVERCROWDING 

TOTAL NEEO 

1970 - 
96563 

6115 
888 

4428 
11431 

59864 

4387 
432 

2726 
7545 

13754 

417 
192 
453 

1062 

7178 

433 
54 

359 
846 

7904 

367 
62 
424 
853 

2262 

158 
47 
124 
329 - 

1975 

,12964 
10703 
1310 
382 

14395 

68798 
5581  
2497 
195 

8273 

15962 
1508 
200 
55 

1763 

8734 
1103 
202 
40 

1345 

10205 
1614 

115 
61 

1910 

2660 
219 
74 

E 

301 - 

- 
1980 - 
12465' 
11281 
317! 
40: 

14861 

7482. 
582! 
238. 
204 

841: 

1771; 
1694 
19; 
61 

1952 

10107 
1325 
196 
48 

1569 

11947 
1681 
171 
61 

1913 

2904 
235 
71 
9 

315 - 

_. 

1985 - 
13669: 

1162! 
304' 
41: 

15081 

8187C 
680! 
227: 
23t 

932C 

19126 
136C 
194 
44 

1603 

11550 
1392 
190 
51 

I 6 3 3  

13439 
1440 
167 
52 

1659 

3132 
220 
69 
8 

297 - 

- 
1990 - 
47461 
1040! 
292' 

36t 

13701 

88lll 
603: 
2173 
211 

8414 

20552 
1376 
191 
5a 

1617 

12814 
1220 
185 
44 

1449 

14634 
1153 

I63 
42 

1358 

1366 

66 
8 

300 

126 

- 

- 
1995 - 
15723: 

9431 
280! 
33f 

1257f 

9351C 
5271 
2071 
185 

7539 

21884 
1285 
188 
41 

1520 

13980 
1125 
179 
41 

1345 

15798 
1121 
159 
41 

1323 

3596 
222 

64 
8 

294 - 

- 
5 Y u )  
?OTAL - 
53451 
21383 
279C 

82055 
442e 

29521 
15797 
1465 
2726 

49509 

7223 
1387 
454 
453 

9517 

6165 
1385 

278 
359 

8187 

7071 
1202 
319 
424 
9016 

1122 
502 
88 
124 

1036 - 

t 



RIPON PA 
TOTAL K)USING S m C K  

FOR wp. INCREASE 
FOR WSS 
M I F A I N  VACANCY PATE 
END OVERCROWDING 

lUThL NEED 

WCKEFORD-CLWEKPS E'A 
TOTAL M)USING STOCK 
FOR P O P .  INCREASE 

M I W T A I N  VACANCY RATE 
END DVERCRDWOING 

mR wss 

TOTAL NEED 

SOUTH DELTA PA 
TOTAL IIOUSING STOCK 
FOR P O P .  INCREASE 
FOR WSS 
M I W T A I N  VACANCY RATE 
END DVERCROHDING 

TOTAL NEED 

LINDEN-PmERS PA 
TOTAL HOUSING STOCK 

FOR pop. INCREASE 
FOR W S S  
M I M A I N  VACANCY PATE 
END OVERCROWDING 

TOTAL NEED 

THORNTUN PA 
W T A L  HOUSING STOCK 
FOR W P .  INCREASE 
FOR W S S  
M W C A I N  VACANCY PATE 
END OVERCROWDING 

W T A L  NEED 

- 
1910 - 
1692 

102 
35 
81 
210 

1637 

82 
21 
99 

202 

561 

56 
I1 
48 
121 

1029 

12 
16 
64 
152 

602 

41 
12 
50 

103 - 

1975 - 
2006 
191 
48 
7 

246 

2070 
310 
39 
11 

360 

645 
I8 
23 
1 

44 

1182 
W 
3 3  
3 

106 

694 
29 
11 
1 

47 - 

1900 - 
2195 
182 
46 
1 

235 

2325 
238 
30 
9 

205 

661 
15 
24 

I 

40 

1247 
63 
32 
2 

91 

725 
30 
16 
1 

41 - 

- 
1905 - 
2371 
116 
45 
6 

221 

2483 
152 
37 
6 

195 

613 
I2 
21 
0 

15 

1283 
35 
31 
1 

67 

159 
33 
16 

I 

50  - 

1990 - 
2557 
174 

4 4  
6 

124 

2629 
141 
36 
5 

182 

689 
15 
12 

1 

10 

1121 
31 
30 
1 

60 

190 
30 
15 
I 

46 - 

1993 - 
2735 
112 
42 
6 

220 

2119 
143 
15 
5 

185 

696 
7 

21 
0 

20 

1355 
13 
29 
1 

63 

014 
42 
15 
1 

59 - 

- 
5 YEA1 
TOTAL - 
095 
127 
67 
81 

1370 

986 
261 
51 
99 

1409 

61 
111 
20 
40 
306 

218 
227 
24 
64 

553 

164 
120 

I0 
50 
352 

10ntimum housing stock assumes that need. acCUmUIated by the Interval year have 
been net by that year. 

'Total housing stock for 1970 reflects exhting housing stock. 
listed below for 1970 are u-t needs. ' 

The need* 

... . . ~  . . . 



S I N  JOhQUIN STOCKTUN W D I  
COUKPY PA 

T O T I L  NEED 
CAUSE: 

POP. INCREASE 
wss 
V I U N C Y  
END OVEI(CRWID1NG 

X TVTAL 1910 HOUSING 
STOCK NEEDED 
AVERAGE INNIJIL NEED 
UNITS ADDED 

1970 
1971 

TRACY 
PA 

r 1912 
u 1973 D 

AVERAGE/Y~AR 

53.4 
21.8 
8.7 

16.0 

25826 

10103 
9425 
1270 
4428 

26 
5165 

2678 
3090 
4046 
3194 
3252 

1103 
6 3 5  
94 

359 

51.8 I 1881 I 59.5 I 345 
59.8 1974 62.4  350 

61.1 
61.9 

137.0 
96.5 
89.2 

RIPON I+ 

1n.5 
438 

102 
155 
619 
275 
288 

TMIL NEED 
CIUSE: 

W S S  
VACINCY 
END OVERCROWDING 

% TOTAL 1910 HOUSING 
STOCK NEEDED 
AVERAGE ANNUIL NEED 

pop. INCRMSE 

UNITS I\DDEO 
I970 
1911 
1912 
1913 

AVERAGENMR 

310 
121 
32 
99 

464 1 0 b . O  

191 41.2 
150 32.3 
41 9.1 

55.2 
21.5 
5.1 
11.6 

21.4; 

93 , 
I6 17.2 
24 25.8 
53 51.0 
54 58.1 
17 I 19.8 

OCKEFORD- CLEI4ESTR.I 

PI 

42 1 31.5 
67 1 59.8 
I40 125.0 
90 ! 80.4 
85 1 15.9 

=I= 100.0 2191 

snmn DELTA 

PA - 
w 

165 
- 

in 
ai 
i n  
48 

29.4 
33 

2 
4 
4 
9 
5 

'Current  houainq nped reflects nceda accumulated to 1975 lncludlng 
needs not m e t  by 1910 

- 
% 

100.0 

10.9 
49.1 
10.9 
29.1 

- 

6 . 1  
12.1 
12.1 
27.3 
15.2 
- 

~ 

x 

100.0 

50 .3 
29.0 

4 . 3  
16.4 

23.3 
35.4 

141.3 
62.8 
65.8 

PA I 

1614 60.6 219 
542 19.6 232 
123 4.5  55 
424 15.3 124 

34.6 27.9 
553 126 

233 42.1 26 
432 I 78.1 I 48 

- 
a 

258 

10 
105 
19 
64 

25.1 
52 

24 
25 
28 
23 
25 

- 

- 

.. 

- 
x - 

100.0 

27.1 
40.1 
7.4 

24.8 

46.2 

53.8 
44.2 
48.1 

4 n . i  

- 

T H D W @ N  

PI 

29 ! 19.3 I 
58 I 18.7 
I3 8.7 
50 1 3 3 . 3  

24.9 I 
30 ' I 
5 ~ 16.1 

I t  I 3 6 . 7 1  
n4 ! 2ao.o 

20.6 

5 4 . 0  

38.1 
38.9 



m 

8 
LONG-TERM HOUSING NEED, 19754995 

6 6 9 2  
5715 

7 7 0  

2 0 7  

TOTAL NEED 1975-1995  
mn POPULATION INCREASE 
FOR mss 

5 9 9 6  
5062  

7 5 0  

1 0 4  

~~~~ 

TO MAINTAIN VACANCY 
RATE 

CURRENT AVERAGE ANNUAL 
I NEED 1970- 1975  
r .. 
r 

WNG-TERM AVERAGE ANNUAL 
NEED 1975- 1995  

FOR POPULATION INCREASI  

TO MAINTAIN VACANCY 
mn toss 

RATE 

SAN 
SOAQUIN 
m, wry - 
5 6 2 2 9  
4 2 7 4 9  
1 1 9 6 0  

1 5 2 0  

5165  

2 0 1 1  
2137  

5 9 8  

76  - 

S P O C K M N  
PLANNING 

AREA - 
13691 
3 9 4 0  
8 9 1 3  

8 3 8  

3 1 6 4  

1 6 8 5  
1 1 9 7  

4 4 6  

4 2  - 

'LANNING E-l-iF PLANNING 
IRWl'ECA- 
ATHROP 
'LANNING 

AREA - 
6 2 5 3  
5 3 9 7  
660 

1 9 6  

5 5 3  

3 1 3  
2 7 0  

33  

10 - 

BSCALON 
'LANNING 

AREA - 
1 2 0 6  

9 0 3  
2 7 0  

3 3  

1 2 6  

6 0  
4 5  
1 4  

2 - 

I 
906 
7 0 4  
1 7 7  

2 5  

93 

4 5  
35 
9 

1 

8 4 7  
6 7 6  
1 4 6  

25 

1 1 2  

4 2  
34 

7 

1 

I 

'OWH DELTl 
PLANNING 

AREA - 
1 4 1  
4 9  
90 

2 

3 3  

7 
2 
5 

0 

LINDEN- 
P f S E R S  
'LANNINC 

ARPA 

295  
1 6 0  
1 2 2  

5 

52  

1 5  
8 
6 

0 - 

PHORKmN 
'LANNING 

AREA - 
2 0 2  
1 3 5  

6 2  

5 

30 

10 
7 
3 

0 - 



h 

YjHOUSING UNITS BY ? W E  !970-1995 

- 
% - 

80.6  
1 9 . 4  

76.4  
23.6 

84 .3  
1 5 . 7  

83.2  
16.8 

89.0  
11 .0  

95 .5  
4 . 5  

94.3  
5 .7  

97 .0  
3 . 9  - 

S A N  JOAPUIN COVNTY 
SINGLES 

- 
# - 

14271 
1381: 
28092 

5945 
9008 

14963 

192' 
2031 
396: 

1506 
1341 
2925 

2665 
1298 
3963 

609 
3 3  

642 

433 
70 

503  

632 
56 

688 - 

MULTIPLES 
TWML 

STOCRIVN 
SINGLES 
MULTIPLES 
?PWL 

LODI 
SINGLES 

0 MULTIPLES 
u TOTAL 
c 
u 
I 

TRACY 
SINGLES 

I! - 
9213: 
3252; 

.2465! 

51705 
23121 
74821 

13511 
4 1 9  

1171' 

7561 
254: 

1010: 

9773 
2174 

11947 

2770 
134 

2904 

2028 
161 

2195 

2220 
105 

2325 - 

~ 

MULTIPLES 
TOTAL 

I - 
i9710 
LO964 
10674 

11803 
9487 

,1290 

r0310 
700 

1 l O l O  

5634 
387 

6021 

5185 
259 

5444 

1927 
1 5  

1942 

1451 
24 

1475 

1306 
19 

1325 - 

MAk?CECA 
SINGLES 
MULTIPLES 
TOTAL 

ESCAWN 
SINGLES 

TOTAL 
MULTIPLES 

RIPON 
SINGLES 
MULTIPLES 
TOTA L 

WCKEFORD 
SINGLES 
MULTIPLES 
TOTAL 

__ 
a - 

8144 
7745 

15809 

3947 
4627 
8574 

1281 
1463 
2744 

338 
819 

1157 

1923 
61 7 

2540 

234 
86 

320 

144 
73 

211 

282 
30 

312 - 

- 
Y - 

77054 
18709 
96563 

45750 
14114 
59864 

11591 
216: 

1375< 

5971 
120f 
317e 

1108 
076 

7984 

2161 
101 

2262 

1595 
97 

1692 

1588 
49 

1637 - 

1960 

60544 
33032 
93576 

15560 
6324 

21884 

__ 
Y. - 

86.4 
13 .6  

8 1 . 5  
18.5 

93.6 
6.4 

93.6 
6.4 

95 .3  
4 . 7  

99.2 
0.8 

98.4 
1 .6  

90.6 
1 . 4  - 

6 4 . 7  
35.3 

71 .1  
20.9  

' 60 - '  70 
AUDITIONS 

10000 
3900 

13900 

72.1  
2 7 . 9  

_. 
x - 

51.3 
40.7  

46.0  
54.0  

46. :  
53.: 

29.2 
70.e 

75.7 
24.3 

73 .1  
26.9 

66 .4  
23 .6  

90.4  
9 . 6  - 

12512 
3286 

15798 

79.2 
20.0  

1970 

3308 
208 

3596 

2453 

9 2 . 0  
8 . 0  

89 .7  

'70-'00 
ADDITIONS 

_. 
x - 

50.1 
49.;  

39.e 
60.2 

48.1 
51.3 

54. i  
45.1 

67.1 
32.e 

94.9  
5 . 1  

86.1 
13 .9  

9 1 . 9  
8 . 1  - 

1980 

- 
x - 

73. '  
2 6 . ;  

69.1 
30.1 

76. 
23.  

74.1 
25.:  

81.f  
18.2 

95.4 
4 .6  

9 2 . 4  
7 . 6  

95.5  
4 . 5  - 

-00-  95 
ADDlTIUNS - 

Y - 
1776s 

32511 
1401, 

e w  
991( 

18745 

204 
212 
416 

2521 
135: 
387: 

2731 
111; 
3851 

53E 
154 
692 

425 
115 
540 

434 
20 

454 - 

- 
tb - 

54. 
45 . '  

47.1 
52. '  

49.  
51. 

65. 
34.1 

71.1 
28.1 

77.1 
22.1 

70.7 
2 1 . 3  

95.6  
4 . 4  - 

1995 

# I  x 
1- 
109097 
41336 

157233 

6 9 . 9  
30 .1  

2119 ':::I '::: 



I 1960 

524 
37 

561 

1025 
4 

1029 

93.4 137 
6.6 -37 

100 

99.6 196 
0.4 2 2  

218 

LINDEN 
SINGLES 
MULTIPLES 
TOTAL 

THORNTQN 
r SINGLES 
4 MULTIPLES w 

TOTAL 

SOUTH DELTA 
SINGLES 
MULT I PLES 
TOTAL 

940 
0 

948 

647 
10 

657 

494 
90 

504 

% - 
84.6 
15.4 

.oo.o _ _  

98.4 
1.6 

- 

661 
0 

661 

1 2 2 1  
26 

1247 

'60-'70 
ADDITIONS 

100.0 
0 

97.9 
2 . 1  

It - 
30 

- 53  
-23 

77 
4 

81 

- 1 1 3  
50 

- 55 

- 

88.9 
11.1 

08.1 
11.9 

x - 
LOO + 

95.1 
4.9 

LOO + 

- 

1 3 1 7  
38 

1355 

173 
61 

1970 I *70-'80 
ADDITIONS l"r" % - 

100 + 

09.9 
10.1 

100 + 

- 

1980 

# I  x 

677 1 93.4 
48 6. 6 

725  I 

' 8 0 - ' 9 5  I 1995 
MDITIOYS - 

h - 
35  

0 
35  

96 
12 

108 

96 
13 

109 

- 

696 

I 834 
I 

- 
x - 

00.0 
0 

97.2 
2.8 

92.7 
7.3 

- 



-. 
I 

- 
a d  I 
L Nantec 

Lathro 

i Tracy 

-174- 



NEED DETERMINATION FOR HOUSING ASSISTANCE 

5 .  J. Ccuntq(Tota1 

Stochtan 
Plannli ig Area 

LOd i 
Planning Area 

T r a q  
Planning Area 

nsntcca 
Plannlng Area 

f sca Ion 
Planning Area 

R I pun 
Planning Area 

Lockefurd 
Plannli ig Area 

Linden 
Planning Area 

Thorntan 
Planning Area 

South Delta  
Planolny A r e a  

Renter 

17.777 

- 
1 1 . 7 6 1  

2.720 

1,061 

1.011 

158 

215 

209 

187 

103 

I12 

9 . 7 9 6  

5 . 8 9 4  

I . 1 0 7  

6 9 4  

8 7 8  

2 8 1  

2 1 4  

2 5 4  

1 7 7  

4 8  

49 

I 2 7 . 5 7 3  

1 7 . 6 5 5  

4 , 0 2 7  

1 . 7 5 5  

I , 8 8 9  

6 3 9  

4 4 9  

4 6 3  

1 6 4  

1 5 1  

181 

t Total  Need 

100.0 

64.0 

14.6 

6 . 4  

6 . 9  

2 . 1  

1.6 

1.7 

1.1 

0 . 5  

0 . 7  



-1 

I 
i 

I I I '  I 

-176- 



H a l e  I 6  and Over 

I n  Labor Force 
Percent of Total 

P e r c e n t  I n  Labor Force 

I 6  - 17 
18 - 19 
20  - 21 
22 - 24 
25 - 34 
35 - 44 
45 - 64 
65 and Over 

Fenialer 16 and Over 

I n  Labor Force 
P of T o t a l  

Percent 181  Labor Force 

16 - 17 
18 - I 9  
20 - 2 i  
22 - 24 
25 - 14 
35 - 4 4  
i 5  - 64 
65 and Over 

TOTAL 

99.903 

72.939 
73.0 

31.2 
56.0 
69. I 
82.8  
9 2 . 5  
9 3 . 4  
85.5 
20.9 

102.893 

18,428 
37.3 

16.8 
40 .5  
45.6 
46.6 
41.6 
48. I 
43.7 

7 .4  

S PI(N I S H 
SURNANI: - 

16.137 

12.128 
75.2 

28.8 
56.0 
81.4 
8? .7  
91.5 
91.8 
85.5 
28.5 

15.519 

5,510 
31.2 

14.4 
36.2 
43. I 
31.2 
14.9 
40.4 
17.1 
9.0 

NEGRO 

4,832 

2.648 
54.8 

21.1 
28 .9  
60.5 
71.9 
85.9 
89. I 
72.4 
22.6 

4.914 

1.819 
36.9 

15.0 
14.5 
10.7 
40.8 
49.8 
53.2 
40 .1  
10.9 

Source: U . S .  Census General. Social and L c o n a i c  C14aracter l r t lcr .  Ca l i fo rn ia  

Table 85 



FEMALE 

16 YFUS and Over 

50 - 52 Weeks 
27 - 49 
26 or Less 

16 - 24 Years 
r 
m 4 50 - 52 Weeks 

27 - 49 
26 or LEII 

25 - 39 Years 

50  - 52 Weeks 
27 - 49 
26 or LFSI 

110 - 59 Years 

50 - 52 Weeks 
27  - 49 
26 or Less 

60 Years Old and Over 

ncdlan Weeks Worked 

d 

49,005 

18.993 
12.300 
i n . w  
12.695 

2.370 
3.272 
7.053 

11,471 

5.111 
3,396 
4.941 

19,616 

9.686 
4, nc6 
5,144 

4.003 

46.0 

i - 

38.1 
24.9 
37.0 

18.7 
25.2 
55.6 

18.1 
25.2 
16.7 

49. 1 
24.5 
26.2 

e o f  Total 

100.0 

25.5 

27.0 

39.5 

8.0 

I6  Years and Over 

50 - 52 Weekr 
27 - 49 
26  or L e i s  

16 - 24 Year9 

50 - 52 Weekr 
Hedlnn Weeks Worked 

25 - 64 Years 

50  - 52 Yeekr 
27 - 49 
26  or Less 

65 Years and Over 

Median Weeks Workrd 

R 

30.166 

48.600 
10,555 
12.031 

16,471 

4.675 
33.1 

59,292 

42,?05 
13,125 

3.962 

4.401 

40.6 

5. 

60.6 
23.1 
16.4 

29.6 

71.2 
22. I 

6 . 7  

__. 

:: of Total  

100.0 

20.5 

73.9 

5.6 




